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SUMMARY MEMORANDUM 
 

TO:  El Paso County Board of County Commissioners   

FROM:  Planning & Community Development  

DATE:  2/22/2024 

RE:  PUDSP232, Sterling Ranch Filing No. 5 PUD/Preliminary Plan 
 

Project Description 

A request by Classic SRJ Land, LLC for approval of a combined Planned Unit Development (PUD) and Preliminary 

Plan to create 72 single-family residential lots in one phase. The 11.66-acre property is currently zoned RR-5 

(Residential Rural) and is located north of Sterling Ranch Road, east of Vollmer Road, immediately adjacent to and 

west of Dines Boulevard. The PUD/Preliminary Plan is within the approved Sterling Ranch Sketch Plan area. 
 

The State Engineer’s Office has made a finding of adequacy and has stated water can be provided without causing 

injury to decreed water rights. The County Attorney’s Office has made a favorable recommendation  of sufficiency 

regarding water quantity and dependability. El Paso County Public Health has made a favorable recommendation 

of sufficiency regarding water quality. 
 

The PUD/Preliminary Plan depicts 72 single-family residential lots (6.2 acres), 2.93 acres of future right-of-way, and 

four (4) tracts to be used for open space, detention, landscape, fencing, retaining walls, signage, utilities, and 

parkland (2.52 acres). If the request for a PUD/Preliminary Plan is approved, the applicant will be required to obtain 

Final Plat approval prior to the issuance of any building permits on the property. There is no public opposition to 

the requested plan. The Planning Commission recommended approval (9-0).  

 

Notation 

There was a discussion regarding the density of the existing Residential Suburban (RS-5000) zoned property to the 

north and south compared to the requested PUD density. The density proposed is 6.17 dwelling units per acre. RS-

5000 allows approximately 8 dwelling units per acre and has no open-space requirements. The applicant, Loren 

Moreland, Classic SRJ Land, LLC, announced a change in ownership from Jim Morley (SR Land, LLC) to Classic SRJ 

Land, LLC for the remaining land within the overall Sterling Ranch Development and stated approximately 1,000 

units have been approved to date. Please see the Planning Commission Draft Minutes for a complete discussion of 

the topic and the project manager’s staff report for staff analysis and conditions.    

 

Planning Commission Recommendation and Vote 

Mr. Carlson moved / Mr. Whitney seconded to recommend approval for the PUD/Preliminary Plan with eight (8) 

conditions and two (2) notations that this item be forwarded to the Board of County Commissioners for their 

consideration. The motion was approved (9-0). The item was heard as a regular agenda item. 
 

Attachments 

1. Draft Planning Commission Minutes from February 1, 2024  3. Planning Commission Staff Report 

2. Signed Planning Commission Resolution    4. Draft BoCC Resolution 
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EL PASO COUNTY PLANNING COMMISSION 
 

MEETING RESULTS (UNOFFICIAL RESULTS) 
 
Planning Commission (PC) Meeting 
Thursday, February 1st, 2024 
El Paso County Planning and Community Development Department 
2880 International Circle – Second Floor Hearing Room 
Colorado Springs, Colorado 
 
REGULAR HEARING, 9:00 A.M.  
 
PC MEMBERS PRESENT AND VOTING: THOMAS BAILEY, SARAH BRITTAIN JACK, JIM BYERS, JAY CARLSON, 
BRANDY MERRIAM, ERIC MORAES, BRYCE SCHUETTPELZ, TIM TROWBRIDGE, AND CHRISTOPHER WHITNEY. 
 
PC MEMBERS VIRTUAL AND VOTING: NONE. 
 
PC MEMBERS PRESENT AND NOT VOTING: WAYNE SMITH. 
 
PC MEMBERS ABSENT: BECKY FULLER, JEFFREY MARKEWICH, AND KARA OFFNER. 
  
STAFF PRESENT: MEGGAN HERINGTON, JUSTIN KILGORE, KARI PARSONS, ASHLYN MATHY, CHRISTIAN HAAS, 
LACEY DEAN, CHARLENE DURHAM, CARLOS HERNANDEZ MARTINEZ, MIRANDA BENSON, AND LORI SEAGO. 
 
OTHERS PRESENT AND SPEAKING: KEVIN KOFFORD, BLAINE PERKINS, AND LOREN MORELAND. 

 
1. REPORT ITEMS 
 

Mr. Kilgore advised the board that the next PC Hearing is Thursday, February 15th, at 9:00 A.M. Multiple 

items will have combined staff reports and presentations. 
 

Mr. Bailey gave the board an update regarding the meeting that he and Mr. Carlson recently attended 

with Commissioner VanderWerf. The purpose was to work towards a meeting between the full BoCC 

and the entire PC. He thanked the other PC members for providing potential discussion topics. In 

response to the questions of whether the PC is doing the right thing or should be doing anything 

differently, he reported that Commissioners VanderWerf and Bremmer stated they are very pleased 

with the work done by the PC. He thanked the board members for participation in discussions, asking 

questions, and making points on the record. This contribution gives the BoCC a solid foundation on 

which to base their final decision.  
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Mr. Carlson added that one of the first comments made by Commissioner VanderWerf was that the 

BoCC wants the PC to function independently. The BoCC does not want the PC to operate with thoughts 

of “what would the BoCC do or think”. He further added that Commissioners VanderWerf and Bremer 

both mentioned they read through the PC Minutes and pay attention to dissenting votes, if any. Overall, 

it is important to get their thoughts on the record. 
 

Mr. Bailey noted his appreciation for PCD staff that captures those thoughts and puts the minutes 

together. Because the BoCC depends on the PC to provide different perspectives, the questions and 

discussion that take place are important. He stated the BoCC relies upon the minutes to accurately 

reflect those conversations when they prepare to make their final decision. He reiterated that a meeting 

between both full boards is in the works. 

 

2. CALL FOR PUBLIC COMMENT FOR ITEMS NOT ON THE HEARING AGENDA (NONE) 

 

3. CONSENT ITEMS 
 

A. Adoption of Minutes for meeting held January 18th, 2024. 
 

PC ACTION: THE MINUTES WERE APPROVED AS PRESENTED BY UNANIMOUS CONSENT (9-0). 

 

B. P236                HAAS 

MAP AMENDMENT (REZONING) 

KNECHT REZONE 
 

A request by Jon Knecht for approval of a Map Amendment (Rezoning) of 21.03 acres from A-35 

(Agricultural) to RR-5 (Residential Rural). The properties are located at 12375 North Meridian Road, 

12425 North Meridian Road, and unaddressed Hobbs Road (Parcel Nos. 4218000002, 4218000004, and 

4218000023) (Commissioner District No. 1). 
 

PC ACTION: THIS ITEM WAS PULLED TO BE HEARD AS A CALLED-UP CONSENT ITEM PER MR. TROWBRIDGE. 

 

C. P237                    PARSONS 

MAP AMENDMENT (REZONING) 

STERLING RANCH EAST FILING NO. 5 REZONE 
 

A request by Classic SRJ Land, LLC for approval of a Map Amendment (Rezoning) 42.03 acres from RR-

5 (Residential Rural) to RS-5000 (Residential Suburban). The applicant intends to develop single-family 

homes pursuant to the approved Sterling Ranch Sketch Plan. The property is located north of the 

Pawnee Rancheros Subdivision, south of the Future Briargate Parkway/Stapleton Corridor, and east of 

the Sand Creek Channel. A concurrent Preliminary Plan is also requested. A combined staff report has 

been provided. (Parcel Nos. 5233000018 and 5200000552) (New Parcel Nos. 5233000024 & 

5200000573) (Commissioner District No. 2) 
 

NO PUBLIC COMMENT OR DISCUSSION.  
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PC ACTION: SCHUETTPELZ MOVED / CARLSON SECONDED TO RECOMMEND APPROVAL OF CONSENT 

ITEM 3C, FILE NUMBER P237 FOR A MAP AMENDMENT (REZONING), STERLING RANCH EAST FILING NO. 

5 REZONE, UTILIZING THE RESOLUTION ATTACHED TO THE STAFF REPORT WITH TWO (2) CONDITIONS 

AND ONE (1) NOTATION, THAT THIS ITEM BE FORWARDED TO THE BOARD OF COUNTY COMMISSIONERS 

FOR THEIR CONSIDERATION. THE MOTION TO RECOMMEND APPROVAL PASSED (9-0).  

 

D.  SP235                    PARSONS 

PRELIMINARY PLAN 

STERLING RANCH EAST FILING NO. 5 PRELIMINARY PLAN 
 

A request by Classic SRJ Land, LLC for approval of a Preliminary Plan to create 160 single-family 

residential lots in four phases. The 47.17-acre property is zoned RR-5 (Residential Rural) and is located 

south of the future extension of Briargate Parkway/Stapleton Corridor and east of the Sand Creek 

Channel.  A concurrent rezone is also requested. A combined staff report has been provided. The 

Preliminary Plan is within the approved Sterling Ranch Sketch Plan area. If the request for a Preliminary 

Plan is approved, the applicant will be required to obtain Final Plat approval prior to the issuance of 

any building permits on the property. (Parcel Nos. 5233000018 and 5200000552) (New Parcel Nos. 

5233000024 & 5200000573) (Commissioner District No. 2). 
 

NO PUBLIC COMMENT OR DISCUSSION.  
 

PC ACTION: TROWBRIDGE MOVED / BRITTAIN JACK SECONDED TO RECOMMEND APPROVAL OF 

CONSENT ITEM 3D, FILE NUMBER SP235 FOR A PRELIMINARY PLAN, STERLING RANCH EAST FILING NO. 

5 PRELIMINARY PLAN, UTILIZING THE RESOLUTION ATTACHED TO THE STAFF REPORT WITH FOUR (4) 

CONDITIONS, FOUR (4) NOTATIONS, AND A RECOMMENDED FINDING OF SUFFICIENCY WITH REGARD 

TO WATER QUALITY, QUANTITY, AND DEPENDABILITY, THAT THIS ITEM BE FORWARDED TO THE 

BOARD OF COUNTY COMMISSIONERS FOR THEIR CONSIDERATION. THE MOTION TO RECOMMEND 

APPROVAL PASSED (9-0).  

 

4. CALLED-UP CONSENT ITEMS 
 

3B.  P236               HAAS 

MAP AMENDMENT (REZONING) 

KNECHT REZONE 
 

A request by Jon Knecht for approval of a Map Amendment (Rezoning) of 21.03 acres from A-35 

(Agricultural) to RR-5 (Residential Rural). The properties are located at 12375 North Meridian Road, 

12425 North Meridian Road, and unaddressed Hobbs Road (Parcel Nos. 4218000002, 4218000004, and 

4218000023) (Commissioner District No. 1). 
 

STAFF & APPLICANT PRESENTATIONS 
 

Mr. Trowbridge asked for an explanation of how the rezoning cures the existing issues with the 

lots. He would also like the public comments to be addressed by the PCD staff and/or applicant. 

The presentation began. 
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Mr. Trowbridge asked for more information regarding the FEMA floodplain shown on the drainage 

analysis presentation slide. He stated he is familiar with the area and it is prone to flooding. He 

asked if the area highlighted in yellow was the full extent of the floodplain or just the existing 

creek/drainage.  
 

Mr. Hernandez Martinez explained that the area highlighted was a 100-year FEMA floodplain 

boundary, “Zone A”. Base flood elevations are not currently shown on the slideshow image. He 

stated the applicant will need to show base flood elevations on the final plat when they request 

to further subdivide the property. The presentation continued. 
 

Ms. Merriam asked for clarification regarding where the existing driveways are located. 
 

Mr. Hernandez Martinez indicated where those were located on the slideshow image. 
 

Ms. Merriam asked if the two driveways accessing Meridian Road are in line with the County’s 

future plans for that road. Will two driveways continue to be allowed? 
 

Mr. Hernandez Martinez answered that the two driveways will be allowed to remain. One 

driveway is north of the floodplain for the northern two lots, and one is south of the floodplain, 

accessing the 1-acre parcel. Crossing over the floodplain would require additional permitting and 

engineering documentation. 
 

Mr. Trowbridge asked if there are three total access points. It appears there might be two 

driveways on the 1-acre parcel alone. He stated his understanding is when the final plat is 

processed, the 1-acre parcel will remain and the northern portion of the property will be divided 

into multiple parcels. He asked if there is an existing access easement for the eastern, isolated lot. 
 

Mr. Hernandez Martinez deferred to the applicant. (Mr. Trowbridge will ask them later.) 
 

Mr. Trowbridge asked if this property would need to go back to the Board of Adjustment (BOA) 

after rezoning to RR-5, or does the BOA approval carry over regardless of the zoning district? 
 

Ms. Seago answered that the BOA action is effective even after a zone change to RR-5, if granted. 

The applicant will not need to return to the BOA for approval of the lot size in a new zoning district.  
 

Mr. Trowbridge asked if the parcel is now considered a legal lot since the BOA gave their approval? 
 

Ms. Seago replied that is not the case. The BOA approval only granted that the lot size (1-acre) was 

acceptable. The applicant will still need to plat the lots during a subdivision process (after rezoning, 

if approved) to make them legal. 
 

Mr. Trowbridge stated the 1-acre lot will remain non-conforming in the RR-5 zoning. 
 

Ms. Seago replied that is correct and further stated the BOA approval would carry forward. She 

reiterated that the legal existence of the lot will be cured with the subdivision process.  
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Mr. Carlson asked if there is a reason the applicant is not currently pursuing four parcels. 
 

Mr. Haas answered that the applicant’s hands are tied because the current zoning requires a 

minimum lot size of 35 acres. Combined, the parcels are approximately 21 acres. To legalize the 

lot through any subdivision action, they would need to rezone to a district more suitable for the 

land that they have. Without rezoning, all the parcels would require BOA action to allow their 

current sizes in the A-35 zoning district and then would still need to go through the subdivision 

process. He stated the BOA appearance and rezoning could have been done in either order. 

Ultimately, the 1-acre lot size is closer to meeting RR-5 requirements than A-35. After the platting 

process, it will be a non-conforming legal lot. 

 

Mr. Carlson asked why they are requesting to split the parcel into a 1-acre, 13-acre, and nearly 7-

acre lots instead of more equally divided parcels. 

 

Mr. Haas replied that those sizes are how the parcel is currently divided. He stated the applicant 

is free to draw the lot lines wherever they’d like after the rezoning is potentially approved. He has 

not seen a future plat for the property, but he assumes they would propose lot sizes closer to the 

minimum requirement. Staff presentation concluded; applicant presentation began. 

 

Mr. Kevin Kofford, with Kimley-Horn and Associates, Inc., answered Mr. Carlson’s question by 

stating the applicant intends to submit a request for a Minor Subdivision to plat and legalize the 

parcels. He did not specify how many lots would be part of the final configuration. Answering Mr. 

Trowbridge’s question, he stated there is not an easement currently in place, but access will be 

evaluated during the subdivision process. They may propose a shared driveway or a private road 

depending on the number of parcels, but they have not gotten that far in planning. Regarding the 

multiple driveways currently in place, he clarified that there is only one north of the floodplain and 

one south. The northern driveway currently acts as a shared driveway to the two northern parcels. 

Addressing information Mr. Hernandez Martinez brought up during the drainage presentation, 

Mr. Kofford stated he has worked with the floodplain administrator regarding Black Squirrel 

Creek. While current mapping shows “Zone A”, a Letter of Map Revision (LOMR) was completed in 

the past, it is actually a “Zone AE” floodplain, and base flood elevations are known. The 

presentation continued. 

 

Mr. Carlson asked if any of the existing structures were occupied. 

 

Mr. Kofford replied that only one of the three is currently occupied. The others are uninhabitable 

and currently in the process of remodeling.  

 

Mr. Bailey asked about the different names, Jon and David Knecht. 

 

Mr. Kofford explained that Jon is the owner of the property. David is the applicant; he is Jon’s son. 

 

NO PUBLIC COMMENT OR DISCUSSION 

 

BOCC Report Packet
Page 6 of 69



 

 

PC ACTION: MERRIAM MOVED / TROWBRIDGE SECONDED TO RECOMMEND APPROVAL OF CALLED-UP 

ITEM 3B, FILE NUMBER P236 FOR A MAP AMENDMENT (REZONING), KNECHT REZONE, UTILIZING THE 

RESOLUTION ATTACHED TO THE STAFF REPORT WITH TWO (2) CONDITIONS AND TWO (2) NOTATIONS, 

THAT THIS ITEM BE FORWARDED TO THE BOARD OF COUNTY COMMISSIONERS FOR THEIR 

CONSIDERATION. THE MOTION TO RECOMMEND APPROVAL PASSED (9-0). 

 

5. REGULAR ITEMS 
 

A. PUDSP232                  PARSONS 

PUD/PRELIMINARY PLAN 

STERLING RANCH FILING NO. 5 PUD/PRELIMINARY PLAN 
 

A request by Classic SRJ Land, LLC for approval of a combined Planned Unit Development and 

Preliminary Plan to create 72 single-family residential lots in a single phase of development. The 11.66-

acre property is zoned RR-5 (Residential Rural) and is located north of Sterling Ranch Road, east of 

Vollmer Road, and is immediately adjacent to and west of Dines Boulevard. The PUD/ Preliminary Plan 

is within the approved Sterling Ranch Sketch Plan area. If the request for a PUD/Preliminary Plan is 

approved, the applicant will be required to obtain Final Plat approval prior to the issuance of any 

building permits on the property (Parcel No. 5233302049) (Commissioner District No. 2). 
 

STAFF & APPLICANT PRESENTATIONS 
 

Ms. Parsons presented drone footage of the subject area. 
 

Mr. Moraes asked if either the applicant or PCD staff could soon give an update on how far along 

the full project has come across the multiple projects.  
 

Ms. Parsons replied that she can give an update on rezoning approvals. Many of the Final Plats 

have been approved by the BoCC but have not yet been recorded. Many developers choose to 

construct improvements before putting down collateral. When a Final Plat is recorded, PCD collects 

all required collateral and fees, which can seem like a “double whammy” if the developer needs to 

put 100% of the construction collateral up as well as build the improvements at the same time. 
 

Mr. Moraes expressed his understanding. When asking for an update, he is hoping to understand 

how many projects have come through the hearings process so far and approximately how many 

future steps need to be taken before this area’s development is complete. Drone footage continued. 
 

Mr. Carlson asked if the industrial area was all camper/RV storage. 
 

Ms. Parsons explained that most of the area is currently used as camper/RV storage. The 

southern portion is being used for a maintenance garage for a trash company. A pond separates 

that area from the residential. A trash transfer station is in the development review process. The 

owners of that property recently had a BOA hearing which approved placement of the structure 

further north on the property (within setbacks), so it is further away from the residential zoning. 

She pointed out where that transfer station will be in relation to the subject PUDSP.  
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Mr. Trowbridge referenced the subdivision currently shown on the drone footage. He noted that 

the area is zoned RS-5000 (minimum 5,000 sq ft lots) and wonders how the proposed zoning of 

3,000 sq ft lots is compatible. 
 

Ms. Parsons clarified that the current proposal’s lot sizes range from 3,000 to just over 5,000 sq ft. 
 

Mr. Trowbridge understood there is a range but reiterated that most of the lots are 3,000 sq ft. 

He questions how the increased density is in harmony with the RS-5000.  
 

Ms. Parsons explained that RS-5000 is a straight zone and equals 8 dwelling units per acre. The 

currently proposed density is 6.17 dwellings per acre and the applicant is additionally proposing 

approximately 20% open space. She stated that overall, the current proposal could be considered 

less dense (even though the lot sizes may be smaller). She added that RS-5000 has no requirement 

for open space. She stated the applicant has proposed buffering and transition areas to address 

compatibility from the RS-5000 zoning to a smaller lot size with smaller homes.  (Break, then the 

applicant’s presentation began.) 
 

Mr. Trowbridge mentioned that he expected to see multi-family residential as part of the 

proposal when he saw what the proposed density would be. He asked Mr. Moreland why it was 

decided that multi-family was not the right direction for the area. 
 

Mr. Moreland, with Classic SRJ Land, LLC, explained that Colorado’s construction defect laws have 

caused multi-family to not be advantageous. Developers are setting themselves up for a legal 

battle in the future, but he hopes that changes in the next few years. He stated Classic Homes 

does offer paired, two-story patio homes that could either be built individually or paired with other 

units. He stated many builders are starting to offer that option for affordability. He also mentioned 

there are tiny 600 sq ft to small 1300 sq ft homes being offered by developers. With those other 

options being available, he believes what they have proposed will be a good fit for the area.  
 

Mr. Trowbridge acknowledged the hinderance of the construction defect laws. 
 

Mr. Moreland added that if those laws change, he could see Classic requesting an amendment to 

allow for the multi-family option. He stated that if condos were advantageous to build, they would 

be quick to jump on board to make it work. 
 

Mr. Carlson asked how developers who are currently building townhomes and condos are getting 

around the construction defect laws.  
 

Mr. Moreland explained that they often retain a certain number of units to protect themselves. 
 

Mr. Carlson asked how those laws affect multi-family condos and apartments. 
 

Mr. Moreland explained that builders of townhomes and other high-density products face class-

action litigation. Apartments are not included in those lawsuits because they are rented out and 

remain owner controlled. The presentation concluded. 
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NO PUBLIC COMMENTS OR FURTHER DISCUSSION 
 

PC ACTION: CARLSON MOVED / WHITNEY SECONDED TO RECOMMEND APPROVAL OF REGULAR ITEM 

5A, FILE NUMBER PUDSP232 FOR A PUD/PRELIMINARY PLAN, STERLING RANCH FILING NO. 5 

PUD/PRELIMINARY PLAN, UTILIZING THE RESOLUTION ATTACHED TO THE STAFF REPORT WITH EIGHT 

(8) CONDITIONS, TWO (2) NOTATIONS, AND A RECOMMENDED FINDING OF SUFFICIENCY WITH 

REGARD TO WATER QUALITY, QUANTITY, AND DEPENDABILITY, THAT THIS ITEM BE FORWARDED TO 

THE BOARD OF COUNTY COMMISSIONERS FOR THEIR CONSIDERATION. THE MOTION TO 

RECOMMEND APPROVAL PASSED (9-0). 

 

Mr. Whitney commended Ms. Parsons for her presentation.  

 
6. NON-ACTION ITEMS (NONE) 

 

 

MEETING ADJOURNED at 10:43 A.M. 

 

Minutes Prepared By: Miranda Benson 
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PLANNING & COMMUNITY DEVELOPMENT 

 

2880 INTERNATIONAL CIRCLE 

OFFICE: (719) 520 – 6300 

 

COLORADO SPRINGS, CO 80910 

PLNWEB@ELPASOCO.COM 

   

 WWW.ELPASOCO.COM     

 

COMMISSIONERS: 

CAMI BREMER (CHAIR) 

CARRIE GEITNER (VICE-CHAIR) 

HOLLY WILLIAMS  

STAN VANDERWERF  

LONGINOS GONZALEZ, JR. 

 

TO:  El Paso County Planning Commission 

  Thomas Bailey, Chair 

 

FROM: Kari Parsons, Senior Planner  

  Charlene Durham, PE, Senior Engineer 

 Meggan Herington, AICP, Executive Director 

 

RE:  Project File Number: PUDSP232 

Project Name: Sterling Ranch Filing No. 5 PUD (Rezone) & Preliminary Plan 

  Parcel Number: 5233302049 

 

OWNER:  REPRESENTATIVE: 

Classic SRJ Land, LLC 

8605 Explorer Dr, Suite 250  

Colorado Springs, CO, 80920 

N.E.S., Inc. 

619 North Cascade Avenue, Suite 200 

Colorado Springs, CO 80903 

 

Commissioner District:  2 

 

Planning Commission Hearing Date:   2/1/2024 

Board of County Commissioners Hearing Date: 2/22/2024 

 

EXECUTIVE SUMMARY 

A request by Classic SRJ Land, LLC, for approval of a Map Amendment (Rezoning) of 11.66 

acres from RR-5 (Residential Rural) to PUD (Planned Unit Development) to allow for single-

family attached and detached residential lots. The applicant is also requesting the Sterling 

Ranch Filing No. 5 PUD Development Plan be approved as a Preliminary Plan with a finding 

of water sufficiency for water quality, dependability, and quantity.   
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OFFICE: (719) 520 – 6300 
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The property is located north of Sterling Ranch Road, east of Vollmer Road immediately 

adjacent to and west of Dines Boulevard. The Preliminary Plan includes 72 single-family 

residential lots (6.2 acres), four (4) tracts to be used for open space, detention, landscape, 

fencing, signage, utilities, and parkland (2.52 acres), and 2.93 acres of future right-of-way. 

 

The applicants are also requesting approval to perform pre-subdivision site grading to 

include the installation of wet utilities. 
 

 
 Figure: Overall Context Map   

 

A. AUTHORIZATION TO SIGN 

Approval by the Board of the Preliminary Plan with a finding of sufficiency for water quality, 

quantity, and dependability, authorizes the Planning and Community Development 

Department Director to administratively approve all subsequent Final Plat(s) consistent 

with the Preliminary Plan as well as the associated Subdivision Improvements Agreements, 

License and Detention Pond Maintenance Agreements, and any other documents 

necessary to carry out the intent of the Board of County Commissioners. 

 

N

O

R

T

H 
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B. APPROVAL CRITERIA 

In approving a Planned Unit Development Plan (Rezoning), the Board of County 

Commissioners shall find that the request meets the criteria for approval outlined in 

Section 4.2.6, (PUD) of the El Paso County Land Development Code, as amended: 

• The proposed PUD District zoning advances the stated purposes set forth in 

Section 4 of the Code; 

• The application is in general conformity with the Master Plan; 

• The proposed development is in compliance with the requirements of the Code 

and all applicable statutory provisions and will not otherwise be detrimental to the 

health, safety, or welfare of the present or future inhabitants of El Paso County; 

• The subject property is suitable for the intended uses and the use is compatible 

with both the existing and allowed land uses on the neighboring properties, will 

be in harmony and responsive with the character of the surrounding area and 

natural environment; and will not have a negative impact upon the existing and 

future development of the surrounding area; 

• The proposed development provides adequate consideration for any potentially 

detrimental use to use relationships (e.g. commercial use adjacent to single 

family use) and provides an appropriate transition or buffering between uses of 

differing intensities both on-site and off-site which may include innovative 

treatments of use to use relationships; 

• The allowed uses, bulk requirements and required landscaping and buffering 

are appropriate to and compatible with the type of development, the 

surrounding neighborhood or area and the community; 

• Areas with unique or significant historical, cultural, recreational, aesthetic or 

natural features are preserved and incorporated into the design of the project; 

• Open spaces and trails are integrated into the Development Plan to serve as 

amenities to residents and provide a reasonable walking and biking opportunities; 

• The proposed development will not overburden the capacities of existing or 

planned roads, utilities and other public facilities (e.g., fire protection, police 

protection, emergency services, and water and sanitation), and the required public 

services and facilities will be provided to support the development when needed; 

• The proposed development would be a benefit through the provision of 

interconnected open space, conservation of environmental features, aesthetic 

features and harmonious design, and energy efficient site design; 

• The proposed land use does not permit the use of any area containing a 

commercial mineral deposit in a manner which would unreasonably interfere 
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with the present or future extraction of such deposit unless acknowledged by 

the mineral rights owner; 

• Any proposed exception or deviation from the requirements of the zoning 

resolution or the subdivision regulations is warranted by virtue of the design and 

amenities incorporated in the Development Plan and development guide; and 

• The owner has authorized the application. 

 

The applicants have also requested the proposed PUD be reviewed and considered as 

a Preliminary Plan. In approving a Preliminary Plan, Section 7.2.1.D.2 of the El Paso 

County Land Development Code, as amended, states the BoCC shall find that:  
 

• The proposed subdivision is in general conformance with the goals, objectives, 

and policies of the Master Plan; 

• The subdivision is consistent with the purposes of the Code; 

• The subdivision is in conformance with the subdivision design standards and any 

approved Sketch Plan; 

• A sufficient water supply has been acquired in terms of quantity, quality, and 

dependability for the type of subdivision proposed, as determined in accordance 

with the standards set forth in the water supply standards [C.R.S. § 30-28-133(6)(a)] 

and the requirements of Chapter 8 of the Code (this finding may not be deferred 

to Final Plat if the applicant intends to seek administrative Final Plat approval); 

• A public sewage disposal system has been established and, if other methods of 

sewage disposal are proposed, the system complies with state and local laws 

and regulations, [C.R.S. §30-28-133(6)(b)] and the requirements of Chapter 8 of 

the Code; 

• All areas of the proposed subdivision, which may involve soil or topographical 

conditions presenting hazards or requiring special precautions, have been 

identified and the proposed subdivision is compatible with such conditions. 

[C.R.S. §30-28-133(6)(c)]; 

• Adequate drainage improvements complying with State law [C.R.S. § 30-28-

133(3)(c)(VIII)] and the requirements of the Code and the ECM are provided by 

the design; 

• The location and design of the public improvements proposed in connection 

with the subdivision are adequate to serve the needs and mitigate the effects of 

the development; 
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• Legal and physical access is or will be provided to all parcels by public rights-of-

way or recorded easement, acceptable to the County in compliance with the 

Code and the ECM; 

• The proposed subdivision has established an adequate level of compatibility by (1) 

incorporating natural physical features into the design and providing sufficient 

open spaces considering the type and intensity of the subdivision; (2) incorporating 

site planning techniques to foster the implementation of the County's plans, and 

encourage a land use pattern to support a balanced transportation system, 

including auto, bike and pedestrian traffic, public or mass transit if appropriate, 

and the cost effective delivery of other services consistent with adopted plans, 

policies and regulations of the County; (3) incorporating physical design features 

in the subdivision to provide a transition between the subdivision and adjacent 

land uses; (4) incorporating identified environmentally sensitive areas, including 

but not limited to, wetlands and wildlife corridors, into the design; and (5) 

incorporating public facilities or infrastructure, or provisions therefore, reasonably 

related to the proposed subdivision so the proposed subdivision will not negatively 

impact the levels of service of County services and facilities; 

• Necessary services, including police and fire protection, recreation, utilities, 

open space and transportation system, are or will be available to serve the 

proposed subdivision; 

• The subdivision provides evidence to show that the proposed methods for fire 

protection comply with Chapter 6 of the Code; and 

• The proposed subdivision meets other applicable sections of Chapter 6 and 8 of 

the Code. 

 

C. LOCATION 

North:  I-3 (Heavy Industrial)     Industrial 

  RR-5 (Residential Rural)     Residential Single-family  

South:  RS-5000 (Residential Suburban)   Residential Single-family 

East:  RS-5000 (Residential Suburban)   Undeveloped 

West:  RS-5000 (Residential Suburban)   Undeveloped 

  

D. BACKGROUND 

The Sterling Ranch Sketch Plan, consisting of 1,443.70 acres, and a maximum of 5,225 

residential units was heard and approved by the Board of County Commissioners on 

November 18, 2008. A Minor Sketch Plan amendment was administratively approved 
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on December 15, 2022, which relocated the school sites, parkland, utility sites, and 

lowered the maximum number of residential units to 4,800.  
 

The requested PUD Rezone and Preliminary Plan have a density of 6.17 dwelling units 

per acre and are in conformance with the approved Sterling Ranch Sketch Plan which 

depicts a density of 5 to 8 dwelling units per acre in the subject project area.   

 

E. ANALYSIS 

1. Land Development Code Compliance 

The applicant is proposing a PUD, Planned Unit Development, zoning district of 11.66 

acres. In accordance with Section 4.2.6.E of the El Paso County Land Development 

Code (as amended), a PUD Development Plan may be approved as a Preliminary Plan. 

 

The PUD and Preliminary Plan include 72 single-family residential lots with a 

minimum lot size of 3,000 square feet, four (4) open-space tracts (2.52 acres), which 

includes a 0.78-acre designated pocket park with landscape and park benches within 

the center of the development, and pedestrian connections to the overall 

development via sidewalks. Sidewalk connections through the development will 

connect to the adjacent park, which will provide a connection to the Sand Creek 

Regional trail corridor located further to the east of the development.   

 

The adjacent properties to the north, south, east and west included in the Sterling 

Ranch Sketch Plan are zoned RS-5000 (Residential Suburban) and are developed or 

developing single-family lots except for existing I-3 (industrial) zoned property on the 

western portion of the north property line of the subject development. A 15-foot 

landscape buffer which includes a 6-foot opaque vinyl fence, trail corridor, and a 

detention pond tract to be owned and maintained by the Sterling Ranch Metropolitan 

District, buffers the western portion on the north boundary of the subject property 

adjacent to the Industrial zone property (which includes a trash transfer station and 

a maintenance facility). 

 

Additionally, the proposed PUD Development Plan depicts a landscape buffer along 

the remaining northern property which is adjacent to existing urban residential 

development. Sterling Ranch Road lies adjacent to the south. A 6-foot concrete wall 

and landscaping are depicted along the southern property line. A 15’ landscape tract 

buffers the western boundary of the subject property to the existing urban residential 

development. The east boundary of the subject property includes a 21-foot-wide 
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landscape tract with a pedestrian trail adjacent to Dines Road. East of Dines Road lies 

a community park.  

 

Section 4.2.6.F.8, Planned Unit Development District of the Land Development Code 

requires a minimum of ten (10) percent of the overall residential PUD be set aside as 

open space area. The open space areas may be public or privately owned; include 

drainage, utilities, trail corridors, landscape, designated land not to be developed and 

park land.  The PUD area is 11.66 acres in size, which would require a total of 1.17 

acres of open space area. The applicant is providing 2.52 acres (21 percent) of 

designated open space tracts which include: drainage, utilities, associated easements, 

trails, parkland, and landscaping.  It should be noted that the applicants are providing 

0.79-acres of usable open space (designated park site) within the development which 

exceeds the 25 percent (0.29-acres) of overall usable open space required.  

 

Pursuant to the availability of central water and sanitation services in the area, this 

portion of El Paso County has experienced, and continues to experience, significant 

growth and development along the Briargate Parkway/Stapleton Corridor, 

Marksheffel Road, and Vollmer Road, corridors. The land uses allowed within the 

proposed PUD zoning district are compatible with the existing and approved urban 

level residential development surrounding the subject property. 

 

The proposed PUD and Preliminary Plan are consistent with the Your El Paso County 

Master Plan (2021). The PUD application meets the purpose of zoning and criteria of 

approval, in Chapter 4, and of the El Paso County Land Development Code (as 

amended). The Preliminary Plan application meets the Preliminary Plan submittal 

requirements, the standards for Divisions of Land in Chapter 7, and the standards for 

Subdivision in Chapter 8 of the El Paso County Land Development Code (as amended). 

 

The property is located within the CAD-O (Commercial Airport Overlay District) zoning 

overlay, but not within the Accident Potential Zone (APZ) airport subzone. Single-

family residential is an allowable land use within the CAD-O. The CAD-O was adopted 

by the Board of County Commissioners pursuant to C.R.S §30-28-113 et seq. and 41-

4-101 et seq. The purpose of the CAD-O overlay district is to ensure compliance with 

the Federal Aviation Administration; to ensure free and unobstructed passage of all 

aircraft through and over airspace, and to acknowledge that private property owners 

have a property interest in usable airspace above the surface of their property.   
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A referral was sent to the Colorado Springs Airport Advisory Commission (CSAAC) for 

review and comment.  The CSAAC provided a response indicating that they have no 

concerns.  

 

Section 4.3.1 CAD-O, Commercial Airport Overlay District, of the Land Development 

Code requires an Airport Activity Notice and Disclosure to be recorded against the 

title of the property at the time of the Final Plat but does not require provision of an 

avigation easement. More specifically, Section 4.3.1 of the Code states: 

  

The following are required prior to approval of any rezoning or subdivision plat: 

• The request shall be referred to the Airport Advisory Commission for review and 

comment.  

• Airport Activity Notice and Disclosure shall be required to be recorded against the title 

of the property as a condition of approval. 

 

The applicant will be required to comply with the above referenced section of the 

Code at the Final Plat stage of development.  

 

2. Zoning Compliance 

The Sterling Ranch Filing No. 5 PUD Development Plan identifies allowed accessory 

uses and permitted uses; use, density, and dimensional standards such as setbacks, 

maximum lot coverage, and maximum building height; and overall landscaping 

requirements. The PUD Development Plan and Preliminary Plan are consistent with 

the proposed PUD development guidelines and with the submittal and processing 

requirements of the Land Development Code. 

 

F. MASTER PLAN COMPLIANCE 

1. Your El Paso County Master Plan 

The subject property is depicted as being within the Suburban Residential Placetype in 

the 2021 Master Plan. An analysis of the Suburban Residential Placetype is provided.   

 

a. Placetype Character: Suburban Residential  

Suburban Residential is characterized by predominantly residential areas with mostly 

single-family detached housing. This placetype can also include limited single-family 

attached and multifamily housing, provided such development is not the dominant 

development type and is supportive of and compatible with the overall single-family 

character of the area. The Suburban Residential placetype generally supports 
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accessory dwelling units. This placetype often deviates from the traditional grid pattern 

of streets and contains a more curvilinear pattern. 

 

Although primarily a residential area, this placetype includes limited retail and service 

uses, typically located at major intersections or along perimeter streets. Utilities, such 

as water and wastewater services are consolidated and shared by clusters of 

developments, dependent on the subdivision or area of the County. 

 

Some County suburban areas may be difficult to distinguish from suburban 

development within city limits. Examples of the Suburban Residential placetype in El 

Paso County are Security, Widefield, Woodmen Hills, and similar areas in Falcon. 
 

Recommended Land Uses: 

Primary 

• Single-Family Detached Residential with lots sizes smaller than 2.5 acres per lot, 

up to 5 units per acre 

Supporting 

• Single-family Attached 

• Multifamily Residential 

• Parks/Open Space 

• Commercial Retail 

• Commercial Service 

• Institutional 
   

Analysis: The Suburban Residential Placetype comprises the County’s traditional 

residential neighborhoods with supporting commercial uses at key intersections. 

The application is consistent with the land use and densities set forth in the 

approved Sketch Plan, entirely within the Suburban Residential Placetype, which 

depicts a density range of 5-8 dwelling units per acre in the subject area.  The 

applicant is proposing a density of 6.17 dwelling units per acre which is consistent 

with the placetype.  The applicant is proposing single-family detached homes on 

urban lots (3,000 Square Feet), with a maximum lot coverage of 65 percent for 

detached homes, and 75% for attached homes. These lots are designed around a 

centralized park with connecting sidewalks, which is proposed to maximize the lot 

area in an effort to reduce the home costs and provide a variety of development 

in the context of the overall Sterling Ranch development. Relevant goals and 

objectives are as follows: 
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Goal 1.3 – Encourage a range of development types to support a variety of land uses. 

 

Goal 2.1 – Promote development of a mix of housing types in identified areas. 

 

Goal LU3 – Encourage a range of development types to support a variety of land uses. 

 

Objective LU3-1 – Development should be consistent with the allowable land 

uses set forth in the placetypes first and second to their built form guidelines. 

 

Objective HC4-1 – Denser housing development should occur in Suburban 

Residential, Urban Residential, Rural Center, and Regional Center placetypes. 

 

Objective TM1-4 – Encourage sidewalks and other multimodal facilities in all new 

development in placetypes, as appropriate, and upgrade existing infrastructure 

to these types of facilities when maintenance is needed. 

 

b. Area of Change Designation: New Development 

The subject parcel is within an area of New Development: These areas will be 

significantly transformed as new development takes place on lands currently largely 

designated as undeveloped or agricultural areas. Undeveloped portions of the County 

that are adjacent to a built-out area will be developed to match the character of that 

adjacent development or to a different supporting or otherwise complementary one 

such as an employment hub or business park adjacent to an urban neighborhood. 
 

Analysis: The entire Sterling Ranch development, which includes the proposed 

PUD Development Plan and Preliminary Plan is located in an area which is 

expected to completely or significantly change in character. The applicant 

proposes to develop the subject property with single-family detached residential 

homes, which are consistent with the planned development surrounding the 

site. A relevant priority is as follows: 
 

Goal LU3 Specific Strategy Priority - “The New Development areas will be 

significantly transformed as new development takes place on lands currently 

largely designated as undeveloped or agricultural areas. Undeveloped portions 

of the County that are adjacent to a built-out area should be developed to match 

the character of that adjacent development or to a different supporting or 

otherwise complementary one such as an employment hub or business park 

adjacent to an urban neighborhood.” 
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c. Key Area Influences: Potential Areas for Annexation 

The subject property is located within the Potential Areas for Annexation.  The key 

area map demonstrates the anticipated urban growth areas in unincorporated El 

Paso County.  The property is not contiguous to the City boundary. The applicant 

does not wish to annex into the City at this time.   

 

d. Other Implications (Priority Development, Housing, etc.) The subject 

property is located within a High Priority Development Area, Falcon Area.   

 

The Falcon community has developed its own unique character and functions like a 

small municipality. New Suburban Residential development would not only match 

the existing development pattern in Colorado Springs and Falcon to the east and west 

but also act as a density buffer between more urban development to the south and 

large-lot to the north. The proposed rezone is also consistent with the High Priority 

Areas, and the guidelines below: 

 

 •  Residential development near the municipal boundaries adjacent to this area 

may include single-family attached and multi-family units. 

 

 • The County should emphasize Stapleton Road, Woodmen Road and Vollmer Road 

as connectivity corridors that would provide important access to necessary goods 

and services in surrounding communities, generally supporting suburban 

residential development. 

 

The subject area is anticipated to continue to have significant growth due to the 

establishment of central water and sanitation services. As residential 

development occurs, commercial areas are anticipated to develop in these areas 

to provide local services to the residents in the area.  A District No. 20 school site 

is proposed east of the subject property which is anticipated to provide 

education and recreation opportunities to the area. The proposed PUD 

Development Plan and Preliminary Plan requests are consistent with the 

developed area, and with the goals and policies of the Master Plan. 

 

2. Water Master Plan Analysis 

The El Paso County Water Master Plan (2018) has three main purposes: better 

understand present conditions of water supply and demand; identify efficiencies 

that can be achieved; and encourage best practices for water demand management 
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through the comprehensive planning and development review processes. Relevant 

policies are as follows: 

 

Goal 1.1 – Ensure an adequate water supply in terms of quantity, dependability, 

and quality for existing and future development. 

 

Goal 1.2 – Integrate water and land use planning. 

 

Goal 3.1 – Promote cooperation among water providers to achieve increased 

efficiencies on infrastructure.  

 

Policy 4.1.4 – Work collaboratively with water providers, stormwater management 

agencies, federal agencies, and State agencies to ensure drinking water sources 

are protected from contamination and meet or exceed established standards. 

 

Policy 6.0.11 – Continue to limit urban level development to those areas served 

by centralized utilities.  

 

Policy 6.0.1 – Continue to require documentation of the adequacy or sufficiency 

of water, as appropriate, for proposed development. 

 

Policy 6.4.1.3 – Support efforts by water providers to obtain renewable water 

supplies through collaborative efforts and regionalization.  

 

The Water Master Plan includes demand and supply projections for central 

water providers in multiple regions throughout the County. The property is 

located within Region 3, Falcon Area, which is expected to experience significant 

growth by 2040.  Specifically, the Plan states: 

 

Region 3 contains four growth areas west of Falcon projected to be completed by 

2040. Other areas of 2040 growth are projected for the north‐central part of the 

region west of Highway 24 extending from Falcon to 4-Way Ranch. North of Falcon 

along Highway 24, growth is projected by 2060 on both sides of the highway. Just 

west of Falcon, another small development is projected by 2060 on the north and 

south sides of Woodmen Road. 

 

The Water Master Plan identifies a current water demand of 4,494-acre feet (AF) 

and a current supply of 7,164 AF for this Region, resulting in a surplus of water 
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(decreed water rights) of 2,670 AF.  The area included within the request is 

projected in the Water Master Plan as likely to reach build out by year 2040.  For 

year 2040, the Plan projects a water demand of 6,403 AF for Region 3 versus a 

projected supply of 7,921 AF, resulting in a reduced surplus of 1,581 AF.  When 

considering additional development in Region 3, it is important to note that the 

Plan ultimately projects a water supply deficit for the Region of 1,143 AF by 2060.  

 

Falcon Area Water and Wastewater Authority (FAWWA) has provided a 

commitment to serve the development and is mitigating the predicted water 

deficit by constructing water infrastructure from the northern area (Bar X Ranch, 

Winsome, and Shamrock West Ranches) of the County to the Falcon area, to 

provide centralized services to the development, and by investing additional 

water resources.   

 

3. Other Master Plan Elements 

The El Paso County Wildlife Habitat Descriptors (1996) identifies the parcels as 

having a low wildlife impact potential.  El Paso County Community Services 

Department, Environmental Services Division, and Colorado Parks and Wildlife 

(CPW) were each sent referrals and have no outstanding comments.  

 

The Master Plan for Mineral Extraction (1996) does not identify valued deposits in 

the subject parcels. A mineral rights certification was prepared by the applicant 

indicating that, upon researching the records of El Paso County, no severed mineral 

rights exist. 

 

The Community Services Department Parks Division has provided comment which 

includes an analysis regarding conformance with The El Paso County Parks Master 

Plan (2022). The Community Services Department Parks Division has requested fees 

in lieu of land dedication in the following comment response:  

 

The Park Advisory Board recommends that the Planning Commission and the 

Board of County Commissioners include the following conditions when 

considering and/or approving the Sterling Ranch Filing No. 5 PUD 

Development Plan and Preliminary Plan: (1) require fees in lieu of land 

dedication for regional park purposes in the total amount of $36,360 and 

urban park purposes in the total amount of $21,816 due at time of the 

recording of the forthcoming Final Plat.  A Park Lands Agreement may be an 

BOCC Report Packet
Page 29 of 69

file:///C:/Users/pcdfields/AppData/Local/Microsoft/Windows/INetCache/Content.Outlook/OA1LDP44/www.elpasoco.com


2880 INTERNATIONAL CIRCLE 

OFFICE: (719) 520 – 6300 

 

COLORADO SPRINGS, CO 80910 

PLNWEB@ELPASOCO.COM 

   

 WWW.ELPASOCO.COM  

 

acceptable alternative to urban park fees provided the agreement is approved 

by the County and executed prior to recording the forthcoming Final Plat. 

 

Please see the Transportation Section below for information regarding conformance 

with the El Paso County 2016 Major Transportation Corridors Plan Update (MTCP). 

 

G. PHYSICAL SITE CHARACTERISTICS 

1. Hazards 

No hazards which would preclude development in the development area were 

identified in the Soil, Geology, and Geologic Hazard Study prepared by Entech 

Engineering Inc., dated December 1, 2023, if mitigation, such as grading in addition to 

limiting basements were to occur. The applicants have agreed that no basements will 

be allowed within the development area due to “potentially shallow groundwater”.  

 

The following geologic constraints identified below were encountered on Sterling 

Ranch Filing 5. Mitigation measures and a map of the hazard area can be found in the 

Soil, Geology, and Geologic Hazard Study by Entech Engineering inc. on December 1, 

2023, available at the El Paso County Planning and Community Development 

Department: 

· Potentially Seasoned Shallow Groundwater: (Lots 7-9 and 13-17). The 

mitigation for the shallow groundwater is that no livable basements are 

proposed in Sterling Ranch Filing 5. 

·   Expansive soils and shallow bedrock. 

· Unstable soils may be encountered where excavations approach the 

groundwater level. 

 

These items can be mitigated through proper design and construction or through 

avoidance. Investigation on each lot is recommended prior to construction. 

 

2. Floodplain 

FEMA Flood Insurance Rate Map (FIRM) panel number 08041C0533G, dated December 

7, 2018, indicates no portion of the subject property is located within a FEMA floodplain.  

 

3. Drainage and Erosion 

The proposed subdivision is located within the Sand Creek drainage basin, which 

was studied in 1996. This basin requires drainage and bridge fees to be paid at the 

time of Final Plat recording.  
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The site generally drains overland from northeast to southwest, with runoff eventually 

flowing to Sand Creek, which ultimately outfalls into Fountain Creek. Offsite flows 

entering the site consist of the emergency overflow from the existing Barbarick full-

spectrum detention pond. Emergency overflow from the existing pond will be 

diverted along the western boundary of Sterling Ranch Filing No. in a proposed 

swale and then intercepted by the existing storm sewer system which ultimately 

releases into Sand Creek. 

   

A Preliminary Drainage Report (PDR) was provided with the requested application. 

The PDR analysis and design indicate that the proposed development will not 

release developed runoff above historic rates. The PDR concludes that 

“development of the proposed site does not significantly impact any downstream 

facility or property to an extent greater than that which currently exists in the pre-

development conditions.” Runoff from the site will be conveyed to existing Pond W-

5, a subregional Full Spectrum Detention, located along the south boundary line of 

the overall Sterling Ranch project site.  

 

4. Transportation 

The Sterling Ranch Filing No. 5 PUD/ Preliminary Plan area is east of Vollmer Road and 

north of the future extension of Marksheffel Road, currently under construction in El 

Paso County. Access to the development will be from Dines Boulevard and Hazlett 

Drive. Dines Boulevard and Hazlett Drive both have direct access to Sterling Ranch 

Road, a non-residential collector, through full access intersections. Dines Boulevard 

also has access to Vollmer Road, a urban minor arterial, further to the north. 

 

A traffic memorandum (TIS) dated August 17, 2023, was provided with the requested 

application addressing traffic impacts of the subject development. Auxiliary lanes at 

the intersections of Marksheffel Road and Vollmer Road, Sterling Ranch Road and 

Marksheffel Road, Sterling Ranch Road and Hazlett Drive, Sterling Ranch Road and 

Dines Boulevard, and Dines Boulevard and Manor House Drive are required with 

this development if they have not been completed as part of the Sterling Ranch 

Filing No. 2 development. The updated Master Traffic Impact Study for Sterling 

Ranch submitted with the Sterling Ranch Sketch Plan Amendment (SKP-22-004) was 

approved in early 2023. 
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Traffic generated from the 72 proposed dwelling units in this development is 

estimated to be approximately 596 average daily trips. The proposed interior roads 

will be public paved roads dedicated to the County for ownership and maintenance. 

The proposed roads and traffic depicted in the TIS and the PUD/Preliminary Plan 

are in conformance with the El Paso County 2016 Major Transportation Corridors 

Plan Update (MTCP), and the existing roads serving the proposed development will 

be adequate with the improvements noted in the TIS. 

 

Approximately 2,300 linear feet of Urban Local public roads are proposed to be 

constructed with this subdivision. 

 

This development is subject to the El Paso County Road Impact Fee Program 

(Resolution 19-471, as amended) at the time of Final Plat recording. 

 

 
Figure G.1: Roadway Classifications from TIS 
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H. SERVICES 

1. Water 

Falcon Area Water and Wastewater Authority (FAWWA) provides water service and 

has committed to serve the development via an intergovernmental agreement with 

the Sterling Ranch Metropolitan District. 

 

Water Sufficiency:   

 Quality: Sufficient 

 Quantity: Sufficient 

 Dependability: Sufficient 

 

Attorney’s summary:  The State Engineer’s Office has made a finding of adequacy and 

has stated water can be provided without causing injury to decreed water rights. The 

County Attorney’s Office has made a favorable recommendation of a finding of 

sufficiency with regard to water quantity and dependability. El Paso County Public 

Health has made a favorable recommendation regarding water quality.   

 

2. Sanitation 

Falcon Area Water and Wastewater Authority (FAWWA) provides water service and 

has committed to serve the development via an intergovernmental agreement with 

the Sterling Ranch Metropolitan District. 

 

3. Emergency Services 

The property is within the Black Forest Fire Protection District. The District was sent 

a referral and has no outstanding comments. The applicants have provided a 

commitment to serve from the District. 

 

4. Utilities 

Electrical service is provided by Mountain View Electric Association (MVEA). Colorado 

Springs Utilities will provide Natural Gas. The agencies were sent a referral and have 

no outstanding comments. 

 

5. Schools 

The site is within the boundaries of the Academy School District No. 20. School 

dedication for the benefit of Academy School District No. 20 is anticipated, pursuant 

to an approved school Land Development Agreement, within the Sterling Ranch 

Development Area in lieu of fees paid at Final Plat recordation to District No. 20.  
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I. APPLICABLE RESOLUTIONS 

See attached draft resolution. 

 

J. STATUS OF MAJOR ISSUES 

No major issues remain. 

 

K. RECOMMENDED CONDITIONS AND NOTATIONS 

Should the Board of County Commissioners find that the PUD Development Plan and 

Preliminary Plan requests meet the criteria for approval outlined in Section 4.2.6 (PUD) 

and Section 7.2.1 (Subdivisions) of the El Paso County Land Development Code (as 

amended) staff recommends the following conditions and notations: 

 

CONDITIONS 

1. Development of the property shall be in accordance with this PUD Development Plan.  

Minor changes in the PUD Development Plan, including a reduction in residential 

density, may be approved administratively by the Director of the Planning and 

Community Development Department consistent with the Land Development Code.  

Any substantial change will require the submittal of a formal PUD Development Plan 

amendment application. 

 

2. Approved land uses are those defined in the PUD Development Plan and 

development guide. 

 

3. All owners of record must sign the PUD Development Plan. 

 

4. The PUD Development Plan and Development Guide shall be recorded in the office 

of the El Paso County Clerk & Recorder prior to any Final Plat approvals. 

 

5. Developer shall comply with federal and state laws, regulations, ordinances, review 

and permit requirements, and other agency requirements, if any, of applicable 

agencies including, but not limited to, the Colorado Division of Wildlife, Colorado 

Department of Transportation, U.S. Army Corps of Engineers and the U.S. Fish and 

Wildlife Service regarding the Endangered Species Act, particularly as it relates to 

the Preble's Meadow Jumping Mouse as a listed species. 

 

6. The Subdivider(s) agrees on behalf of him/herself and any developer or builder 

successors and assigns that Subdivider and/or said successors and assigns shall be 

required to pay traffic impact fees in accordance with the Countywide 
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Transportation Improvement Fee Resolution (Resolution 19-471, as amended), at or 

prior to the time of building permit submittals.  The fee obligation, if not paid at 

Final Plat recording, shall be documented on all sales documents and on plat notes 

to ensure that a title search would find the fee obligation before sale of the property. 

 

7. Applicant shall comply with all requirements contained in the Water Supply Review and 

Recommendations, as provided by the County Attorney’s Office.  

 

8. Applicable park, drainage, bridge, and traffic fees shall be paid to El Paso County 

Planning and Community Development at the time of Final Plat(s) recordation. 

 

NOTATIONS 

1. Subsequent Final Plat filings may be approved administratively by the Planning and 

Community Development Director.  

 

2. Approval of the Preliminary Plan will expire after twenty-four (24) months unless a 

Final Plat has been approved and recorded or a time extension has been granted. 

 

L. PUBLIC COMMENT AND NOTICE 

The Planning and Community Development Department notified 26 adjoining property 

owners on January 16, 2024, for the Planning Commission and Board of County 

Commissioner meetings. Responses will be provided at the hearing. 

 

M. ATTACHMENTS 

Vicinity Map 

Letter of Intent 

PUD/Preliminary Plan Drawing 

CSAAC Comment 

State Engineer’s Letter 

County Attorney’s Letter  

Draft PC PUD/Preliminary Plan Resolution 
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STERLING RANCH FILING 5 REZONE AND PUD PRELIMINARY PLAN  

LETTER OF INTENT 

AUGUST 2023, UPDATED JANUARY 2023 

 
 

 

OWNER: 

CLASSIC SRJ LAND, LLC 

2138 FLYING HORSE CLUB DR. 

COLORADO SPRINGS, CO 80921 

APPLICANT: 

CLASSIC SRJ LAND, LLC  

2138 FLYING HORSE CLUB DR. 

COLORADO SPRINGS, CO 80921 

CONSULTANT: 

N.E.S. INC. 

ANDREA BARLOW 

619 N. CASCADE AVE. SUITE 200 

COLORADO SPRINGS, CO 80903 

719.471.0073 

ABARLOW@NESCOLORADO.COM 

 

SITE DETAILS: 

TSN: 523302049 

ADDRESS: DINES BLVD. 

ACREAGE: 11.66 AC 

CURRENT ZONING: RR-5 

PROPOSED ZONING: PUD 

CURRENT USE: VACANT 
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REQUEST 

N.E.S. Inc. on behalf of Classic SRJ Land, LLC. requests approval of the following applications: 

1. A rezone from RR-5 (Residential Rural) to PUD (Planned Unit Development) 
 

2. A PUD Preliminary Plan for Sterling Ranch Filing 5; a 72-lot single family attached and detached 

development. 

3. A Finding of water sufficiency for quantity, quality, and dependability with the Preliminary Plan 

and subsequent Final Plat to be approved administratively. 

 

 
LOCATION 

Sterling Ranch Filing 5 is 11.66 acres is located in the northwest corner of Sterling Ranch Road and Dines 

Boulevard. The property is currently vacant, undeveloped land. 
 

 

SITE 
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PROJECT CONTEXT 

The Sterling Ranch Sketch Plan for 4,800 dwelling units on 1,444 acres. The most recent amendment to 

the Sterling Ranch Sketch Plan was approved December 19, 2022. Sterling Ranch Filing 5 area is 

identified on the Sketch Plan with a density range of 5-8 du/acre. I-3 zoning is to the immediate 

northwest of the site, with Branding Iron Filing # 1 immediately north of the site. This land was 

previously platted as Tract B of Branding Iron Filing No. 2 as a future school site. Through discussions 

with Classic and D20, an agreement regarding a land swap and future school land dedication 

requirements was ratified in June of 2023. The approved Sterling Ranch Sketch Plan identifies an 11.8AC 

site and one 35AC site as land dedications for D20. The 11.8AC site is shown as a future elementary 

school site and the 35AC site is shown as a future K-8 school site on the recently approved Sterling 

Ranch East Preliminary Plan Phase 1 Filings 1-4. 

Both parties have agreed on the new school site locations. As part of this agreement, the old school site, 

known as Tract B of Branding Iron Filing No. 2 has been deeded to Classic SRJ Land, LLC. 

 
 

 
 

Directly south of the site is Sterling Ranch Filing 3. Southwest and west of the site is Sterling Ranch Filing 

4. Both Sterling Ranch Filing 3 and Filing 4 are a detached single family residential community with a 

density range of 3-5 DU/AC. Sterling Ranch Road bounds the south side of Sterling Ranch Filing 5. Dines 

Boulevard runs along the east side of the development. 

The Sand Creek channel and Regional Trail is located east of the proposed development to the east. 

CSU owns a gas line and easement that bisects the property. This easement will be vacated by a 

separate instrument as it will be located within the ROW. The easement will remain within Tract A and 

Tract C, both tracts are open spaces that will be maintained by the Sterling Ranch Metro District. 
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PROJECT DESCRIPTION 

The site is currently zoned RR-5 and is proposed to be rezoned as PUD. The development proposes, 72 

single family detached and attached on 11AC for a gross density of 6.17DU/AC. This density is within the 

5-8DU/AC range shown on the approved Sketch Plan. Medium density residential at this location will 

serve to transition the industrial areas, zoned I-3, to the northwest, and the adjacent Dines Boulevard 

and Sterling Ranch Road, to the lower density 3-5 DU/AC single family detached residential to the west, 

south, east and northeast. 

The project proposes a 5-foot side, 20-foot front and 15-foot rear setbacks provided on all lots. A 0’ side 

setback is proposed on all lots with attached units. The minimum lot size for the entire development is 

30,66SF. Maximum lot coverage for the single-family detached lots will be 65%, and 75% for the single- 

family attached lots. 

2.52 AC of open spaces is provided in five tracts with walking paths connecting throughout the 

development and to the Sterling Ranch Parks and Trails system. All landscape entry features, open space 

tracts, parks and trails will be owned and maintained by the Sterling Ranch Metro District. 

COMPATIBILITY/TRANSITIONS:  This site is located in the northwest corner of Sterling Ranch Road and 

Dines Boulevard. The site is predominantly surrounded by detached single family residential to the west, 

south and north east. I-3 zoning sits to the northwest of the site. Sterling Ranch Filing 4, a detached 

single-family development zoned RS-5000 is located to the west and southwest. Sterling Ranch Filing 3, a 

detached single-family development, is immediately south and zoned RS-5000. A 15’ landscape buffer is 

proposed between the I-3 zone to the northwest and the proposed single-family development. This 

buffer is intended to buffer the I-3 uses from the proposed residential uses within Sterling Ranch Filing 

5. There is a 6’ vinyl fence around the adjacent industrial area, and there is a pond in Tract A both of 

which provide additional buffering from the industrial area. A note has been added to the Cover Sheet 

informing future home owners of adjacent industrial use. 

This development is positioned immediately west of Dines Boulevard, the Sand Creek Channel and Sand 

Creek Regional Trail. Pedestrian connectivity is provided throughout the development with connections 

provided to the Sterling Ranch, community park to the east and community open space amenities and 

trails. 

Medium density detached and attached single family housing at this location will serve to transition the 

adjacent industrial area, Sterling Ranch Road and Dines Boulevard, to the lower intensity detached 

single family uses of Sterling Ranch Filings 3 and 4. 

ACCESS AND CIRCULATION: A 3/4-movement access is provided at the intersection of Sterling Ranch Road 

and Dines Boulevard. Two public local roads with a 50’-0” ROW provide circulation throughout the site 

and access to each lot. Hazlett Drive serves to connect Sterling Ranch Filing 4 and Sterling Ranch Filing 5 

to Sterling Ranch Road. Manor House Way connects Sterling Ranch Filing 5 to Dines Boulevard. 

Pedestrian circulation is provided throughout the development. Attached sidewalk are provided along 

all urban local roads and mid-block pedestrian crossing position as needed. A looped 5’ concrete walk 

provides pedestrian connectivity through Tract B, a centralized 34,327SF community open space 
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amenity. Pedestrian connections are provided from Sterling Ranch Filing 5 to the Sterling Ranch Park 

and Trails through improvements provided at Dines Boulevard and Sterling Ranch Road. 

TRAFFIC: A Traffic Impact Analysis was prepared by LSC Transportation Consultants, Inc. for the entire 

Sterling Ranch Development in March 2023. An updated Traffic Memo has been prepared in support of 

Sterling Ranch Filing 5, which incorporates subsequent analysis related to traffic estimates generated by 

all traffic studies within Sterling Ranch and in the vicinity of the area of study within the past five years. 

A list of area traffic studies is shown in Appendix Table 1 of the Traffic Impact Study. Appendix table 2 of 

the TIS includes a list of improvements needed either prior to or with Sterling Ranch Filing 5. These 

recommendations are consistent with the LSC Sketch Plan TIS report. Axillary lane improvements 

required with Sterling Ranch Filing 5, if not completed with Sterling Ranch Filing No. 2, include: 

• Marksheffel/Vollmer 

• Sterling Ranch/Marksheffel 

• Sterling Ranch/Hazlett 

• Sterling Ranch/Dines 

• Dines/Manor House 

WATER: This development will be served by FAWWA, which is the overall service entity for Sterling 

Ranch and other adjacent properties. Sterling Ranch Filing 5 PUD and Preliminary Plan includes 72 lots 

which fall into high-density development ratios for small lots, and roughly 0.93AC of irrigated 

landscaping. The resulting water demand is 24.26 acre-feet. 

This leaves a net excess of currently available water of 1028.4AF over 300 years and therefore there is 

more than sufficient water supply to meet the needs of Sterling Ranch Filing 5 PUD and Preliminary Plan 

on the 300-year basis. 

A finding of sufficiency for water quantity, quality and dependability is requested with this application. 
 

WASTEWATER: The wastewater commitment is for 12,384 gal/day on an average daily- maximum 

monthly basis. Sufficient supply is available as demonstrated by the water and sewer service 

commitment letter. The projected loading represents roughly 1.265% of the contractual capacity 

available to the Falcon Area Water and Wastewater Authority (FAWWA). FAWWA therefore has more 

than adequate wastewater treatment capacity to provide service to Sterling Ranch Filing 5. Including all 

subdivisions submitted before March 31, 2023, the current committed capacity is for 2722 SFE which is 

46.538% of FAWWA contractual treatment capacity. Public sewage disposal is further addressed in the 

Wastewater Report prepared by JDS Hydro. 

NOISE: Section 8.4.2(B)(2)(b)(ii) of the Land Development Code states that noise mitigation shall be 

required for single-family and duplex residential subdivisions, which contain lots that will be individually 

owned, and are located adjacent to expressways, principal arterials or railroads. Mitigation shall reduce 

the existing or projected exterior noise levels to 67 dBA Leq. A noise study to determine the area of 

potential impact is required where a subdivision includes or borders an expressway, principal arterial or 

railroad. 
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Sterling Ranch Road does not require noise mitigation as it is classified as a collector. Dines is classified 

as a rural local and does not require noise mitigation. A 6’ concrete slat wall is proposed along Sterling 

Ranch Road and Dine Boulevard for aesthetic purposes. 

A 15’ landscape buffer is proposed between the I-3 zone to the northwest and the proposed single- 

family development. This buffer is intended to buffer the I-3 uses from the proposed residential uses 

within Sterling Ranch Filing 5. There is a 6’ vinyl fence around the adjacent industrial area, and there is a 

pond in Tract A both of which provide additional buffering from the industrial area. A note has been 

added to the Cover Sheet informing future home owners of adjacent industrial use. 

WILDLIFE: No critical habitat or sensitive species have been identified on site. As development occurs 

within Sterling Ranch, care will be taken to minimize human and wildlife conflicts within reasonable 

limits. 

FLOODPLAIN: This site is not within a designated F.E.M.A. Floodplain as determined by the flood 

insurance rate map, community panel number 08041C0533G, effective 12.07.2018. 

GEOLOGIC HAZARDS: The Soils, Geology and Geologic Hazard Study prepared by Entech Engineers, 

determined the site to be suitable for the proposed development and achievable by avoidance or proper 

mitigation through standard construction methods. Geologic hazards encountered at the site include, 

artificial fill, expansive soils, subsidence area, slope stability and landslide hazard, debris fans, 

groundwater and floodplain areas, potentially seasonal shallow groundwater, faults, dipping bedrock, 

shallow bedrock, and radio activity. In areas where shallow groundwater has been detected (Lots 7-9 

and 13-17), CGS recommends that groundwater monitoring/observation be conducted to verify floor 

levels are a least 3’ above maximum anticipated groundwater levels and determine feasibility of 

basements and if perimeter drains will be required if basements are proposed. Livable basements will 

not be permitted in Sterling Ranch Filing 5, only crawl space is allowed, which addresses CGS’s concerns 

regarding shallow groundwater. 

A map of the hazard areas and proposed mitigation measures can be found in the Soils, Geology, and 

Geologic Hazard Study prepared by Entech Engineering Inc included in this submittal. 

WILDFIRE: The primary wildland fuel type is grassland with scattered trees. The Colorado State Forest 

Service has determined a moderate to low moderate fire risk. 

SCHOOLS: The project site for Sterling Ranch Filing 5 was platted as Tract B of Branding Iron Filing 2 as a 

future school site. Through discussions with Classic and D20, both parties have agreed for this parcel to 

be conveyed to Classic and for both school sites to be developed within Sterling Ranch East Phase 1 

Preliminary Plan Filings 1-4.  

The approved Sterling Ranch Sketch Plan identifies an 11.8AC site and one 38AC site as land 

dedications for D20. The 11.8AC site is located east of Sand Creek and shown as a future elementary 

school site. The 38AC site is shown as a future K-8 school site and is located in the southwest corner of 

Briargate Parkway and Sterling Ranch Road. Both school sites are shown on the recently approved 

Sterling Ranch East Phase 1 Preliminary Plan Filings 1-4. 
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TRAILS AND OPEN SPACE: 2.52AC of open space is provided with this development. Pedestrian 

connections are provided to all of the tracts through a series of looped 5FT concrete walkways. This 

development exceeds the 10% open space requirement by providing 109,527SF of recreational open 

space. It also exceeds the requirement for 25% contiguous open space (12,698SF) by providing 

34,327SF or 67% contiguous open space in Tract B. Open spaces surround the perimeter of the 

development with Tract B, 34,327SF, providing a centralized community park for residents. 5FT 

concrete pedestrian walks, with safe pedestrian connections, provide connectivity throughout the 

park, to the adjacent Sand Creek Trail, 29AC Sterling Ranch Community Park to the east and 

connection to the Sterling Ranch Parks and trails network. 

The Sterling Ranch master planned community includes an interconnected system of trails, open spaces 

and neighborhood parks to allow for a recreation-oriented community. Sterling Ranch Filing 5 will be 

connected to this system through pedestrian connections provided at Sterling Ranch Road and Dines 

Boulevard. All parks and trails will be maintained by Sterling Ranch Metro District. 

DRAINAGE: Proposed Sterling Ranch Filing No. 5 drainage improvements were designed to meet or 

exceed the El Paso County Drainage Criteria. The proposed development will not adversely affect the 

offsite drainage-ways or surrounding development. The existing pond W-5 is to release at equal to or 

less than historic runoff. The site is consistent with the Sterling Ranch Filing No. 2 Drainage Report. 

UTILITIES: Falcon Area Water and Wastewater Authority (FAWWA) will provide water and wastewater 

services for this development. A commitment letter has been included with the submittal. 

Mountain View Electric Association, Inc. will supply electricity service and Colorado Springs Utilities will 

supply natural gas. The utility commitment letters are submitted with this application. 

Parks, open space and trails will be owned and maintained by Sterling Ranch Metro District. 

DISTRICTS/ENTITIES SERVING THE PROPERTY: 
 

The following districts will serve the property: 

• Academy School District 20 

• Mountain View Electric Association 

• City of Colorado Springs Utilities Department – Gas 

• Sterling Ranch Metro District 

• Black Forest Fire Protection District 

• FAWWA- Water and Wastewater 
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RELATIONSHIP TO THE ADOPTED COUNTY MASTER  PLANS 

The relevant County Plans for Sterling Ranch are the Your El Paso Master Plan, the Water Master Plan, 

the 2040 Major Transportation Corridor Plan, and the Parks Master Plan. A detailed analysis of the 

relationship of the Sterling Ranch Sketch Plan and the goals and objectives of these plans was previously 

provided with the Sketch Plan. These include the provision of adequate buffers and transitions from 

lower, rural density residential development, the provision of adequate urban services by Sterling Ranch 

Metropolitan District, an interconnected system of trails, open spaces and neighborhood parks, and the 

preservation of open space. 

YOUR EL PASO MASTER PLAN 

The new County Master Plan denotes the site as a Suburban Residential Placetype, which consists of 

predominantly Single-Family homes with supporting, Single-Family Attached, Multi-Family, 

Neighborhood Commercial, and Parks. Sterling Ranch Filing 5 proposes 72 single family detached and 

attached residential units, which aligns with this placetype. This plan also supports the curvilinear 

pattern of streets that characterizes the suburban residential placetype. 

This area is located within a Priority Development Area and is denoted as a “New Development Area” on 

the Areas of Change map. New Development Areas take place on land largely undeveloped, adjacent to 

built out areas. These areas are to be designed to integrate with and compliment adjacent development. 

Sterling Ranch Filing 5 is presently an undeveloped portion of the County that is adjacent to a built-out 

area and will be developed to match the character of that adjacent development. 
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The PUD Preliminary Plan is also consistent with Core Principle 1, Land Use and Development, which 

seeks to “manage growth to ensure a variety of compatible land uses that preserve all character areas of 

the county,” in addition to goal 1.1, “Ensure compatibility with established character and infrastructure 

capacity” and goal 1.3, “Encourage a range of development types to support a variety of land uses.” 

Sterling Ranch Filing 5 supports a diversity of single-family housing choices in the localized area while 

preserving single family characteristics of the nearby developments such as Single Ranch Filing No. 3 and 

Sterling Ranch Filing No. 4. The proposed layout provides over 21% open space, connection to Sterling 

Ranch Parks and Trais and diversity in housing choices. 

Sterling Ranch Filing 5 is also consistent with Core Principle 2, Housing & Communities, which seeks to 

“Preserve and develop neighborhoods with a mix of housing types”, as well as Goal 2.1 to “Promote 

development of a mix of housing types in identified areas.” This PUD Preliminary plan proposes a mix of 

smaller detached and attached single family residential product type that is complimentary to the 

proposed single family residential uses within Sterling Ranch. The character of this development is 

similar to the immediately adjacent Sterling Ranch Filings 3 and 4 and with its higher density will provide 

a transition from the I-3 to the northwest, Sterling Ranch Road and Dines Boulevard. 

Transportation & Mobility core principals and goal 4.2, “Promote walkability and bikability where 

multimodal transportation systems are feasible” and Community Facilities & Infrastructure and goal 5.1, 

“Coordinate with agencies to provide high-quality community facilities, services and infrastructure to 

enhance quality of life,” are supported by Sterling Ranch Filing 5. This development is connected to the 

Sterling Ranch Parks and Trails which includes a comprehensive off-street pedestrian circulation system 

to supplement the standard sidewalks along streets and a system of Open spaces, Trails and Parks. 

Pedestrian connections are provided throughout the development with a looped walk connecting all 

open space tracts and providing connections to parks and trails within Sterling Ranch. 

Pedestrian connections at Sterling Ranch Road and Dines Boulevard will provide connections to the 

comprehensive Sterling Ranch Parks and Trails system. 

WATER MASTER PLAN 

Goal 1.1 – Ensure an adequate water supply in terms of quantity, dependability and quality for existing 

and future development. 

Goal 6.0 – Require adequate water availability for proposed development. 

Policy 6.0.8 – Encourage development patterns and higher density, mixed use developments in 

appropriate locations that propose to incorporate meaningful water conservation measures. 

Policy 6.0.11– Continue to limit urban level development to those areas served by centralized utilities. 

The project is located within Region 3, Falcon Area, and is within one of the four growth areas projected 

to be completed by 2040. Sterling Ranch Filing 5 will be centrally serviced by FAWWA which will 

become the overall service entity. It is expected that an urban residential home in Sterling Ranch will 

require an average of 0.353 annual acre- feet. This is consistent with the historic needs of nearby 

developments. Sterling Ranch Filing 5 PUD Preliminary Plan includes 72 lots which fall into high-density 

development ratios for small lots, and roughly 0.93AC of irrigated landscaping. The resulting water 
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demand is 24.26 acre-feet. 

FAWWA-owned and currently available on-site non-tributary (NT) and adjudicated not non-tributary 

(NNT) water totals are 1930.16 AF for 300 years, which would be adequate supply to meet the needs of 

5,468 SFE. This leaves a net excess of currently available water of 1029.4 AF for 300 year and therefore 

there is more than sufficient water supply to meet the needs of Sterling Ranch Filing 5. 

2040 MAJOR TRANSPORTATION CORRIDOR PLAN 

The 2040 Improvements map identified the most proximate roadway improvement to the site is the 

county road capacity improvements to Vollmer Rd between Marksheffel Rd and Stapleton Drive. There 

will be rural county road upgrades to Vollmer Rd north of the site. The extension of Briargate Parkway 

will add a new roadway connection just north of the site. The 2060 corridor preservation plan depicts 

that Briargate Pkwy will become a principal arterial. Vollmer Road is expected to be a minor collector by 

2040. 

EL PASO COUNTY PARKS MASTER PLAN 
 

No regional county parks are planned to be within the immediate area. The Sand Creek Regional Trail 

proposed on the west side of Sand Creek is the major north-south trail connection through the Serling 

Ranch development. This regional trail provides connectivity to parks and trails throughout the 

community, pedestrian connections at Sterling Ranch Road and Dines Boulevard will connect Sterling 

Ranch Filing 5 to the Sand Creek Regional Trail and 29AC Community Park to the east. 
 

 

PROJECT JUSTIFICATION 

Chapter 4.2.6.D of the LDC allows the combination of a preliminary plan with a PUD development plan, 

provided all review and approval standards for both the PUD development plan and preliminary plan are 

met. The PUD/Preliminary Plan for Sterling Ranch Filing 5 is consistent with the PUD zoning and 

preliminary plan approval criteria set forth in Chapter 4.2.6.D & 4.2.6.E of the LDC as follows: 

1. The proposed PUD District zoning advances the stated purposes set forth in this Section; 

Sterling Ranch Filing 5 PUD will advance the following purposes of the PUD District   designation: 
 

• To permit adjustment to changing public and private needs and to foster the ability to 

provide development patterns which are more compatible with and effective in meeting 

such needs; 

• To improve the design, character and quality of new development with flexibility by 

varying lot size, building heights, setback controls and other site development 

requirements; 

• To encourage innovations in residential, commercial, and industrial development and 

renewal so that the growing demands of the population may be met by greater variety in 

type, design, and layout of buildings including mixed use and traditional neighborhood 

design and by the conservation and more efficient use of open space ancillary to said 
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buildings; 

• To provide housing of all types and designs to be located in proximity to employment and 

activity centers such as shopping, recreational, and community centers, healthcare 

facilities, and public transit; 

Sterling Ranch Filing 5 is responding to the need for more diversified housing products in  

the area. The flexibility of the PUD allows for the creation of improved design, character   

and quality of new development. The provision of detached and attached single family 

homes on small lots is reflective of growing demands for smaller homes that are more 

affordable and have less maintenance. Housing within this area will provide support to 

several employment and shopping centers that are in close proximity to the site, as well as 

churches and schools that provide community  facilities. 

2. The application is in general conformity with the Master Plan; 
 

The relevant County Plans for Sterling Ranch Filing 5 are the Your El Paso County Master Plan, the 

2040 Major Transportation Corridor, the County Parks Master Plan, and the Water Master Plan. 

Sterling Ranch Filing 5 is in general conformity with these plans as described above. 

3. The proposed development is in compliance with the requirements of this Code and all applicable 

statutory provisions and will not otherwise be detrimental to the health, safety, or welfare of the 

present or future inhabitants of El Paso County; 
 

The stated purpose of the Code is to preserve and improve the public health, safety and general 

welfare of the citizens and businesses of El Paso County. The proposed subdivision of attached and 

detached single family residential lots is consistent with the County Master Plan. The higher density 

residential provides a more gradual transition from the I-3 uses to the northwest and the 

intersection of Sterling Ranch Road and Dines Boulevard to the lower density detached single-family 

housing within Sterling Ranch Filing 3 and 4 to the west and south. 

4. The subject property is suitable for the intended uses and the use is compatible with both the 

existing and allowed land uses on the neighboring properties, will be in harmony and responsive 

with the character of the surrounding area and natural environment; and will not have a negative 

impact upon the existing and future development of the surrounding area; 

The proposed medium residential at the corner of Sterling Ranch Road and Dines Boulevard 

provides an appropriate transition from the industrial uses to northwest to the lower density single 

family residential south and southeast of the development. The proposed density of 6.17DU/AC is 

consistent with the approved Sterling Ranch Sketch Plan Designation of 5-8DU/AC. 

A 15’ landscape buffer is proposed between the I-3 zone to the northwest and the proposed single- 

family development. This buffer is intended to buffer the I-3 uses from the proposed residential uses 

within Sterling Ranch Filing 5. There is a 6’ vinyl fence around the adjacent industrial area, and there 

is a pond in Tract A both of which provide additional buffering from the industrial area. A note has 

been added to the Cover Sheet informing future home owners of adjacent industrial use. 
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5. The proposed development provides adequate consideration for any potentially detrimental use 

to use relationships (e.g. commercial use adjacent to single family use) and provides an 

appropriate transition or buffering between uses of differing intensities both on-site and off-site 

which may include innovative treatments of use to use relationships; 

A detention pond in Tract A and a 15’ landscape buffer is provided along the I-3 zoning north of 

Filing 5. The detention pond provides additional separation and transition from I-3 to single family 

residential. Further, there is an existing vinyl fence around the adjacent I-3 property to further 

mitigate impacts of the industrial development. A note has been added to the Cover Sheet 

informing future home owners of adjacent industrial use. 

6. The allowed uses, bulk requirements and required landscaping and buffering are appropriate to 

and compatible with the type of development, the surrounding neighborhood or area and the 

community; 

A 6’ concrete slat wall is provided along Sterling Ranch Road to provide a consistent character within 

the Sterling Ranch Community. Open spaces and lot layouts within Sterling Ranch Filing 5 are similar 

to higher densities within Sterling Ranch. A detention pond in Tract A and a 15’ landscape buffer is 

provided along the I-3 zoning north of Filing 5. The detention pond provides additional separation 

and transition from I-3 to single family residential.  Further, there is an existing vinyl fence around 

the adjacent I-3 property to further mitigate impacts of the industrial development.  A note has 

been added to the Cover Sheet informing future home owners of adjacent industrial use. 
 

7. Areas with unique or significant historical, cultural, recreational, aesthetic or natural features are 

preserved and incorporated into the design of the project; 

There are no unique or significant historical, cultural, recreational, aesthetic or natural features to 

be preserved. 

8. Open spaces and trails are integrated into the development plan to serve as amenities to 

residents and provide a reasonable walking and biking opportunities; 

Sterling Ranch Filing 5 proposes 2.52AC of open space which equates to 21% of the 11.66AC site. 

Tract B, 34,327SF provides centralized open space within the development and exceeds the 25% 

contiguous open space requirement. Open spaces are connected with safe pedestrian connections 

which connect to the Sterling Ranch Parks and Trails amenities. A pedestrian connection is provided 

at Sterling Ranch Road and Dines Boulevard, providing connection to the Sand Creek Regional Trail 

and 29AC Community Park. 

9. The proposed development will not overburden the capacities of existing or planned roads, 

utilities and other public facilities (e.g. fire protection, police protection, emergency services, and 

water and sanitation), and the required public services and facilities will be provided to support 

the development when needed; 

The Traffic Impact Memo demonstrates that the development will not materially impact existing 

levels of service on surrounding roads. 
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Appendix table 2 of the TIS includes a list of improvements needed either prior to or with Sterling 

Ranch Filing 5. These recommendations are consistent with the LSC Sketch Plan MTIS report. All 

required utilities are available to the development and the required will serve letters are provided. 

The proposed project will not negatively impact the levels of service of County services and facilities. 

10. The proposed development would be a benefit through the provision of interconnected open 

space, conservation of environmental features, aesthetic features and harmonious design, and 

energy efficient site design; 

The project proposes interconnected sidewalks throughout the project that connect the open space 

tracts and provide a connection to the Sand Creek Regional Trail and proposed 29 AC Sterling Ranch 

Community Park to the east of Sand Creek. There are no environmental features within the project 

site. 

11. The proposed land use does not permit the use of any area containing a commercial mineral 

deposit in a manner which would unreasonably interfere with the present or future extraction of 

such deposit unless acknowledged by the mineral rights owner; 

There are no mineral rights owners on this property. 
 

12. Any proposed exception or deviation from the requirements of the zoning resolution or the 

subdivision regulations is warranted by virtue of the design and amenities incorporated in the 

development plan and development guide; and 

There are no proposed exceptions or deviations from the zoning or subdivision regulations. 
 

13. The owner has authorized the application. 
 

Yes. 
 

PUD Preliminary Plan 
 

The Preliminary Plan is consistent with the approval criteria in Section 7.2.1.D.2.e of the LDC as follows: 
 

1. The proposed subdivision is in general conformance with the goals, objectives, and policies of the 

Master Plan; 

See above analysis. 
 

2. The subdivision is consistent with the purposes of this Code; 
 

See above analysis. The proposed development complies with the requirements of the LDC and will 

not be detrimental to the health, safety, or welfare of the present or future inhabitants of El Paso 

County. The project offers additional housing diversity in a developing area. The site provides a 

transition from the proposed commercial and intersection to the proposed lower density residential 

to the north and east. 

3. The subdivision is in conformance with the subdivision design standards and any approved sketch 

plan; 
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See above analysis. The medium density residential uses at the corner of Sterling Ranch Road and 

Dines Boulevard are appropriate at this location and provide a transition to the lower density single 

family uses within Sterling Ranch Filings 3 and 4. The proposed density is consistent with the Sterling 

Ranch Sketch Plan approved in 2022. The project is in conformance with the County’s subdivision 

design standards. 

4. A sufficient water supply has been acquired in terms of quantity, quality, and dependability for 

the type of subdivision proposed, as determined in accordance with the standards set forth in the 

water supply standards [C.R.S. §30-28-133(6)(a)] and the requirements of Chapter 8 of this Code; 

A sufficient water supply is available as demonstrated by the water supply commitment letter 

provided by FAWWA and the Water Resources Report provided by JDS Hydro. 

A finding of water sufficiency for quantity, quality and dependability is requested with this PUD 

Preliminary Plan and for the subsequent Final Plat to be approved administratively. 
 

5. A public sewage disposal system has been established and, if other methods of sewage disposal 

are proposed, the system complies with state and local laws and regulations, [C.R.S. §30-28-133(6) 

(b)] and the requirements of Chapter 8 of this Code. 

The wastewater commitment is for 12,384 gal/day on an average daily- maximum monthly basis. 

Sufficient supply is available as demonstrated by the water and sewer service commitment letter. 

The loading projected from Sterling Ranch Filing 5 represents roughly 1.265% of the contractual 

capacity available to the Falcon Area Water and Wastewater Authority (FAWWA). Including all 

subdivisions submitted before March 31 of 2023, the current committed capacity is for 2,722 SFE 

which is 46.538% of FAWWA contractual treatment capacity. FAWWA therefore has more than 

adequate wastewater treatment capacity to provide service to Sterling Ranch Filing 5. Public sewage 

disposal is further addressed in the Wastewater Report prepared by JDS Hydro. 

6. All areas of the proposed subdivision, which may involve soil or topographical conditions 

presenting hazards or requiring special precautions, have been identified and the proposed 

subdivision is compatible with such conditions. [C.R.S. §30-28-133(6)(c)]; 

The site was found to be suitable for development, although some areas are impacted by geologic 

conditions. These conditions impose some constraints on development, which can be mitigated by 

avoidance, regrading, or through proper engineering design and construction methods. 

The primary constraint is the potentially seasonal shallow groundwater detected under Lots 7-9 

and 13-17. The mitigation for the shallow groundwater is that no livable basements are proposed 

in Sterling Ranch Filing 5; only crawl space is permitted. Further groundwater 

monitoring/observation will be conducted during construction on a block-by-block basis to verify 

floor levels are at least 3’ above maximum anticipated groundwater levels. Subsurface perimeter 

drains may be necessary to prevent the intrusion of water into areas below grade. Additional 

investigation after grading is completed will provide final foundation and subsurface drain 

recommendations. 
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A map of the hazard areas and proposed mitigation measures can be found in the Soils, Geology, 

and Geologic Hazard Study prepared by Entech Engineering Inc included in this submittal. 

7. Adequate drainage improvements complying with State law [C.R.S. §30-28- 133(3)(c)(VIII)] and the 

requirements of this Code and the ECM are provided by the design; 

These matters are addressed in the Drainage Report prepared by JR Engineering. Proposed Sterling 

Ranch Filing No. 5 drainage improvements were designed to meet or exceed the El Paso County 

Drainage Criteria. The proposed development will not adversely affect the offsite drainage-ways or 

surrounding development. The existing pond W-5 is to release at equal to or less than historic 

runoff. The site is consistent with the Sterling Ranch Filing No. 2 Drainage Report. 

8. Legal and physical access is or will be provided to all parcels by public rights-of-way or recorded 

easement, acceptable to the County in compliance with this Code and the ECM; 

All lots will be accessible by new public streets. 3 lots will be accessed by a private drive with a 

shared access easement. The private drive will connect to the nearest public street. 
 

9. The proposed subdivision has established an adequate level of compatibility by 
 

a. Incorporating natural physical features into the design and providing sufficient open spaces 

considering the type and intensity of the subdivision; 

There are no natural physical features on the site. 21% open space is provided with over 25% of 

space provided contiguous. This exceeds the 10% PUD open space requirement. 

b. Incorporating site planning techniques to foster the implementation of the County’s plans, 

and encourage a land use pattern to support a balanced transportation system, including 

auto, bike and pedestrian traffic, public or mass transit if appropriate, and the cost-effective 

delivery of other services consistent with adopted plans, policies and regulations of the 

County; 

Appropriate provision is made in this regard given the context of the site and surrounding area. 

Sidewalks are included throughout the project. Safe pedestrian connections provide connection 

to open spaces within the development and to the Sterling Ranch parks and trails 

comprehensive system. 

c. Incorporating physical design features in the subdivision to provide a transition between the 

subdivision and adjacent land uses; 

The site is surrounded by landscape tracts that are part of this project and in Filing 2 along 

Marksheffel Road and Vollmer Road, as required by the LDC and the Sterling Ranch Sketch Plan. 

A detention pond in Tract A and a 15’ landscape buffer is provided along the I-3 zoning north of 

Filing 5. The detention pond provides additional separation and transition from I-3 to single 

family residential. Further, there is an existing vinyl fence around the adjacent I-3 property to 

further mitigate impacts of the industrial development. A note has been added to the Cover 

Sheet informing future home owners of adjacent industrial use. 
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In the I-3 zone there is a 175’ setback required from adjacent residential development. 
 

d. Incorporating identified environmentally sensitive areas, including but not limited to, 

wetlands and wildlife corridors, into the design; and 

There are no environmentally sensitive areas on the property. 
 

e. Incorporating public facilities or infrastructure, or provisions therefore, reasonably related to 

the proposed subdivision so the proposed subdivision will not negatively impact the levels of 

service of County services and facilities; 

A Traffic Impact Analysis was prepared by LSC Transportation Consultants, Inc. for the entire 

Sterling Ranch Development in March 2023. An updated Traffic Memo has been prepared in 

support of Sterling Ranch Filing 5, which incorporates subsequent analysis related to traffic 

estimates generated by all traffic studies within Sterling Ranch and in the vicinity of the area of 

study within the past five years. A list of area traffic studies is shown in Appendix Table 1 of the 

Traffic Impact Study. Appendix table 2 of the TIS includes a list of improvements needed either 

prior to or with Sterling Ranch Filing 5. Reports relating to water supply, wastewater treatment 

and drainage demonstrate that there will be no negative impact on the levels of service of 

County services and facilities. 

10. Necessary services, including police and fire protection, recreation, utilities, open space and 

transportation systems, are or will be available to serve the proposed subdivision; 

Water and sanitary service is provided by the FAWWA. Natural gas is provided by Colorado Springs 

Utilities and electric is provided by MVEA. Will serve letters have been included with this submittal. 

11. The subdivision provides evidence to show that the proposed methods for fire protection comply 

with Chapter 6 of this Code; and 

The site lies within the Black Forest Fire Protection District. A service commitment letter from the 

District is included with the submittal. A fire exhibit showing fire hydrant locations and 150’ hose lay 

has been included with this submittal. 

12. The proposed subdivision meets other applicable sections of Chapter 6 and 8 of this Code. 
 

The proposed subdivision meets the applicable sections of these parts of the Code. 
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Geologic Hazard N
ote:

The follow
ing geologic constraints identified below

 w
ere encountered on Sterling Ranch Filing 5. M

itigation m
easures and a m

ap of the hazard area can be found in the Soil, Geology, and
Geologic Hazard Study by Entech Engineering inc. on Decem

ber 1, 2023 available at the El Paso County Planning and Com
m

unity Developm
ent Departm

ent:

·
Potentially Seasoned Shallow

 Groundw
ater: (Lots 7-9 and 13-17). The m

itigation for the shallow
 groundw

ater is that no livable basem
ents are proposed in Sterling Ranch Filing 5.

·
Expansive soils and shallow

 bedrock.
·

U
nstable soils m

ay be encountered w
here excavations approach the groundw

ater level.

The property is located on FIRM
 panel N

O
. 08041CO

533G, Dated 12.07.2018. Said property is located in zone X, area of 0.2%
 annual chance of flood; areas of 1%

 annual change flood
w

ith average depths of less than 1 foot or w
ith drainage areas less than 1 square m

ile

Entech Engineering inc. concludes in their report that developm
ent of the site can be achieved if the item

s m
entioned above are m

itigated. These item
s can be m

itigated through proper
design and construction or through avoidance. Investigation on each lot is recom

m
ended prior to construction.

A Soils, Geology and Geologic Hazard Study for Sterling Ranch Filing 5, El Paso County, Colorado w
as com

pleted by Entech Engineering, Inc. on Decem
ber 1, 2023.
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G
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V
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S
A.

Authority.   This PU
D is authorized by Chapter 4 of the El Paso County Land Developm

ent Code, adopted pursuant to the Colorado Planned U
nit

Developm
ent Act of 1972, as am

ended.

B.
Applicability.   The provisions of this PU

D shall run w
ith the land.  The landow

ners, their successors, heirs, or assigns shall be bound by this Developm
ent

Plan, as am
ended and approved by the Planning and Com

m
unity Developm

ent Director or Board of County Com
m

issioners.

C.
Adoption.   The adoption of this developm

ent plan shall evidence the findings and decisions of the El Paso County Board of County Com
m

issioners that this
Developm

ent Plan for Sterling Ranch Filing 5 is in general conform
ity w

ith the El Paso County M
aster Plan and El Paso County Policy Plan; and that the El Paso

County Land Developm
ent Code and this developm

ent plan com
plies w

ith the Colorado Planned U
nit Developm

ent Act of 1972, as am
ended.

D.
Relationship to County Regulations.   The provisions of this Developm

ent Plan shall prevail and govern the developm
ent of Sterling Ranch Filing 5, provided,

how
ever, that w

here the provisions of this Developm
ent Plan do not address a particular subject, the relevant provisions of the El Paso County Land Developm

ent
Code in effect at the tim

e of the PU
D plan approval (or ow

ner acknow
ledge the PU

D changes w
ith the Code), or any other applicable resolutions or regulations of

El Paso County, shall be applicable.

E.
Enforcem

ent.   To further the m
utual interest of the residents, occupants, and ow

ners of the PU
D and of the public in the preservation of the integrity of this

developm
ent plan, the provisions of this plan relating to the use of land and the location of com

m
on open space shall run in favor of El Paso County and shall be

enforceable at law
 or in equity by the County w

ithout lim
itation on any pow

er or regulation otherw
ise granted by law

.

F.
Conflict.   W

here there is m
ore than one provision w

ithin the developm
ent plan that covers the sam

e subject m
atter, the provision w

hich is m
ost restrictive

or im
poses higher standards or requirem

ents shall govern.

G.
M

axim
um

 Level of Developm
ent.   The total num

ber of dw
ellings or the total com

m
ercial, business, or industrial intensity show

n on the developm
ent plan

for developm
ent w

ithin the specified planning areas is the m
axim

um
 developm

ent requested for platting or construction (plus any approved density transfers).
The actual num

ber of dw
ellings or level of developm

ent m
ay be less due to subdivision or Site Developm

ent Plan requirem
ents, land carrying capacity, or other

requirem
ents of the Board of County Com

m
issioners.

H.
Project Tracking.   At the tim

e of any final plat application, the applicant shall provide a sum
m

ary of the developm
ent, to date, to Planning and Com

m
unity

Developm
ent, in order to assure m

axim
um

 developm
ent lim

its are not exceeded.

I.
O

verall Project Standards.   The standard zoning requirem
ents of El Paso County Land Developm

ent Code, as am
ended, including off-street parking,

landscaping, site developm
ent, accessory and tem

porary uses, and use by special review
 and variance processes shall apply to this PU

D, except as m
odified below

.

J.
U

tility Providers.  The follow
ing utility providers w

ill serve the  at Sterling Ranch Filing 5 PU
D Prelim

inary Plan area:
W

ater: FAW
W

A
W

astew
ater: FAW

W
A

Gas: Colorado Springs U
tilities

Electric:  M
ountain View

 Electric

A
. Project D

escription
  S

terling R
anch Filing 5 is a planned residential com

m
unity on 11.66A

C
 of land located east of D

ines B
oulevard and N

orth of S
terling R

anch R
oad.

The project is planned as a single fam
ily detached and attached com

m
unity w

ith a range of lot sizes, trails and open space throughout.

B
. Perm

itted and A
ccessory uses:  Perm

itted and accessory uses are as identified in the use table below
. These uses are also subject to the

C
ovenants and approval of the S

terling R
anch M

etro D
istrict.

D
EV

ELO
PM

EN
T G

U
ID

ELIN
ES

LEG
A
L D

ES
C
R
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N

1.
All sidew

alks show
n on developm

ent plan are to be 5' concrete unless otherw
ise specified.

2.
Facilities and com

m
on area landscape w

ill be m
aintained by the Sterling Ranch M

etro District
3.

Landscape entry features, open space tracts, parks and trails shall be ow
ned and m

aintained Sterling Ranch M
etro District.

4.
Federal Em

ergency M
anagem

ent Agency, Flood Insurance Rate M
ap num

ber 08041C0533G, effective date, Decem
ber 7, 2018, indicates the area in the vicinity of this parcel of land

to be a Zone X (area determ
ined to be out of the 500 year floodplain).

5.
The parties responsible for this plan have fam

iliarized them
selves w

ith all current accessibility criteria and specifications and the proposed plan reflects all site elem
ents required by

the applicable ADA design standards and guidelines as published by the U
nited States Departm

ent of Justice. Approval of this plan by El Paso County does not assure com
pliance

w
ith the ADA or any regulations or guidelines enacted or prom

ulgated under or w
ith respect to such law

s.
6.

All open space/trail/landscape tracts shall be lim
ited to non-m

otorized use only, except for m
aintenance and em

ergency vehicles.
7.

The public roads as show
n on this PU

D w
ill be constructed to El Paso County standards and m

aintained by El Paso County.
8.

M
inor changes such as m

inor lot or tract line adjustm
ents upon final engineering w

ill not require a PU
D or Prelim

inary Plan am
endm

ent.
9.

N
otice of potential aircraft overflight and noise im

pact associated w
ith airport:  This serves as notice of potential aircraft overflight and noise im

pacts on this property due to its
close proxim

ity to an airport, w
hich is being disclosed to all prospective purchasers considering the use of this property for residential and other purposes.  This property is subject

to the overflight and associated noise of arriving and departing aircraft during the course of norm
al airport operations.

10.
N

O
TICE: This property m

ay be adversely im
pacted by noise, dust, fum

es, and light pollution caused by adjacent industrial properties and activities.  The buyer should research and
be aw

are of this potentiality and the ram
ifications thereof.

11.
The follow

ing reports have been subm
itted in association w

ith the PU
D Prelim

inary Plan for this subdivision and are on file at the County Planning and Com
m

unity Developm
ent

Departm
ent:  Traffic Im

pact Study prepared by LSC Transportation Consultants Inc., Soil, Geology and Geologic Hazard Study prepared by Entech Engineering Inc., W
ater Resources

Report prepared by JDS Hydro, W
aste W

ater Disposal Report prepared by JDS Hydro, Drainage Report prepared by JR Engineering
12.

M
ailboxes shall be installed in accordance w

ith all El Paso County and U
nited States Postal Service regulations.

13.
The follow

ing utility providers w
ill serve Sterling Ranch Filing 5 PU

D Prelim
inary Plan: W

ater: FAW
W

A |  W
astew

ater: FAW
W

A | Gas: Colorado Springs U
tilities | Electric: M

VEA
14.

N
o direct lot access to Sterling Ranch Road and Dines Boulevard.

15.
All private shared drives shall be subject to a shared access easem

ent to be recorded by separate instrum
ent that w

ill identify ow
nership, m

aintenance responsibilities, including
being free of vehicle parking and other obstructions.

16.
Sterling Ranch M

etro District to m
aintain all site w

alls and fences.
17.

In areas of potentially shallow
 groundw

ater, underground drainage system
s m

ay be required. N
o basem

ents are considered w
ith this developm

ent. Any perim
eter foundation

drains shall be m
aintained by the hom

eow
ner w

hen located betw
een the house and the street. The Sterling Ranch M

etropolitan District shall m
aintain any foundation drains and/or

connections w
ithin the right-of-w

ay.
18.

The hom
ebuilder for lots 54-56 w

ill be responsible for the construction of the shared access drivew
ay. The individual lot ow

ners w
ill be responsible for m

aintenance.

G
EN

ER
A
L N

O
TES

Clerk and Recorder Certification
State of Colorado

))ss.
El Paso County 

)

I hereby certify that this Plan w
as filed in m

y office on this _______(day) of
___________(m

onth), 20___ at ____________ o'clock a.m
./p.m

. and w
as recorded per

Reception N
o. ________________________.

El Paso County Clerk and Recorder

Board of County Com
m

issioners Certification
This PU

D/prelim
inary plan for Sterling Ranch Filing 5 w

as approved for filing by the El
Paso County, Colorado Board of County Com

m
issioners on the _________ day of

______, 20__, subject to any notes specified hereon and any conditions included in the
resolution of approval.  The dedications of land to the public (easem

ents) are accepted,
but public im

provem
ents thereon w

ill not becom
e the m

aintenance responsibility of El
Paso County until prelim

inary acceptance of the public im
provem

ents in accordance
w

ith the requirem
ents of the Land Developm

ent Code and Engineering Criteria
M

anual, and the Subdivision Im
provem

ents Agreem
ent.

President, Board of County Com
m

issioners 
date

Director, Planning &
 Com

m
unity Developm

ent Departm
ent 

date
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C. 
Signs.  Signs shall be perm

itted to identify entryw
ays to Sterling Ranch Filing 5.  The m

axim
um

 size of the Com
m

unity Entryw
ay  Sign shall be 100 square feet w

ith
a m

axim
um

 height of (6) feet.  Sign size shall be m
easured by draw

ing the sm
allest rectangle around the text of the sign. For double sided signs, only one sign face shall

contribute to the m
axim

um
 size.

D. 
Developm

ent Standards

1.
Attached U

nits
a.

M
axim

um
 building height:

35'
b.

M
axim

um
 lot coverage:

75%
c.

Setback m
inim

um
s:

i. Front:
20'

ii. Rear:
15'

iii. side:
0' on shared lot boundaries
5' on detached side

End/Corner:
5' N

ext to Tract
10' N

ext to RO
W

2.
Detached U

nits
a.

M
axim

um
 building height:  

35'
b.

M
axim

um
 lot coverage:  

65%
c.

Setback m
inim

um
s:

i. Front: 
20'

ii. Rear:  
15'

iii. Side:  
5'

End/Corner:
5' N

ext to Tract
 

10' N
ext to RO

W

3.
M

inim
um

 Lot W
idth:  30'

4.
M

inim
um

 Lot Size:  3,000 SF
5.

Landscape Setbacks/Buffers:
a.

Sterling Ranch Road:
10'

b.
Dines Boulevard:

10'
c.

N
orthern Boundary:

15'

6.
Projections into setbacks are governed by the Land Developm

ent Code, as m
ay be am

ended, and as stated below
:

a.
Decks, patios, landings, w

indow
 w

ells and other sim
ilar features m

ay project into rear setbacks a m
axim

um
 of 3' provided they do not interfere w

ith utility
services and drainage easem

ents.
b.

N
o projections into the tracts ow

ned and m
aintained by the Sterling Ranch M

etropolitan District w
ill be perm

itted.

7.
Accessory buildings m

ust com
ply w

ith the setbacks established above.

E. 
Streets.  Streets w

ithin Sterling Ranch Filing 5 subdivision provide general vehicular circulation throughout the developm
ent.  All Streets shall be paved.  Sidew

alks
w

ill be provided as illustrated on this plan and as required by the LDC and ECM
.

F.
Sight Distance Triangles:  N

o landscaping m
ay obstruct sight distance triangles or pedestrian facilities per Engineering Criteria M

anual Reference 2.3.6.G.2 &
2.5.2.H. respectively.  The m

inim
um

 horizontal clearance for sidew
alks around utilities structures, furniture, and other encroachm

ents shall be 4 feet or greater to
provide safe conditions for pedestrians and bicyclists per the Engineering Criteria M

anual.
G.

Easem
ents: U

nless otherw
ise indicated, all side lot lines are hereby platted on either side w

ith a 5ft public utility and drainage easem
ent, except w

hen the side
yard is adjacent to a public street and therefore a 10ft public im

provem
ent, public utility and drainage easem

ent. All front lot lines are hereby platted w
ith a 10ft

public im
provem

ent, public utility and drainage easem
ent, and all rear lot lines are hereby platted w

ith a 7ft public utility and drainage easem
ent. Attached

dw
elling units w

ill not have an easem
ent along the com

m
on shared property line. The sole responsibility for the surface m

aintenance of easem
ents is hereby

vested w
ith the individual property ow

ners.

PR
O

JEC
T TEA
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w
ner/Subdivider:
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Colorado Springs, CO

 80921

Applicant/Preparer:
 

N
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619 N

 Cascade Avenue, Ste 200
Colorado Springs, CO

 80903

Land Planner:
 

N
ES Inc

 
619 N

 Cascade Avenue, Ste 200
Colorado Springs, CO

 80903

Civil Engineer:
 

J.R. Engineering
 

5475 Tech Center Drive, suite 235
Colorado Springs, CO

 80919
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ffice
T***

Public Park, O
pen S
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A

Yard S
ales

T***

A
C

C
ES

S
O

R
Y

 U
S

ES
D

ay C
are H

om
e

A
*

G
roup H

om
e

A
*

H
om

e O
ccupation, R

esidential
A

A
ccessory Living Q

uarters
A

Personal U
se G

reenhouse
A

R
esidential accessory structures &

 uses
A

S
olar Energy system

A
LEG

EN
D

A
:  A

llow
ed U

se
S
:  S

pecial U
se**

T:  Tem
porary U

se***
U

ses n
ot listed

 in
 th

is tab
le are p

roh
ib

ited
.

* D
ay C

are &
 G

roup H
om

es m
ay be an A

llow
ed U

se or a S
pecial

U
se depending on the size as defined in Table 5-3 of the El Paso

C
ounty Land D

evelopm
ent C

ode and are subject to the criteria in
S
ection 5.2.2 of the El Paso C

ounty Land D
evelopm

ent C
ode O

R
 as

otherw
ise A

m
ended

** S
pecial uses are subject to the requirem

ents of the El Paso
C
ounty Land D

evelopm
ent C

ode, S
ection 5.3.2 O

R
 as otherw

ise
A
m

ended.
*** Tem

porary uses are subject to the requirem
ents of  the El

Paso C
ounty Land D

evelopm
ent C

ode, S
ection 5.3.1 O

R
 as

otherw
ise A

m
ended.
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100%
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itness W
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TED THESE PRESEN

TS THIS ____________ DAY O
F _____________________ 20___

A.D. , A CO
LO

RADO
 LIM

ITED LIABILITY CO
M
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______________________________
AU

THO
RIZED AGEN
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AN
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State of Colorado
County of ____________________
Signed before m

e on _______________________, 20____
by __________________________________ (nam
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aking statem
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____________________________________
(N

otary's official signature)

____________________________________
(Title of office)

____________________________________
(Com
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S
TR

EET S
EC

TIO
N

 TYPIC
A
L

BOCC Report Packet
Page 53 of 69

AutoCAD SHX Text
SCALE: NTS

AutoCAD SHX Text
SANITARY  SEWER

AutoCAD SHX Text
WATER

AutoCAD SHX Text
PRIVATE COMMON DRIVE

AutoCAD SHX Text
2%

AutoCAD SHX Text
ELECTRIC LINES

AutoCAD SHX Text
EPC TYPE A CURB  & GUTTER

AutoCAD SHX Text
24' EOP-EOP

AutoCAD SHX Text
30'  - 

AutoCAD SHX Text
2.5'

AutoCAD SHX Text
10'

AutoCAD SHX Text
2% TYP.

AutoCAD SHX Text
2% TYP.

AutoCAD SHX Text
CURB STOP LOCATIONS TO MEET CSU DETAIL B2-3

AutoCAD SHX Text
 

AutoCAD SHX Text
 

AutoCAD SHX Text
6 IN. PASSIVE UNDERDRAIN

AutoCAD SHX Text
1'

AutoCAD SHX Text
 

AutoCAD SHX Text
SCALE: NTS

AutoCAD SHX Text
SANITARY SEWER

AutoCAD SHX Text
WATER

AutoCAD SHX Text
TYPICAL URBAN LOCAL STREET

AutoCAD SHX Text
GAS AND ELECTRIC IN JOINT TRENCH

AutoCAD SHX Text
2% TYP.

AutoCAD SHX Text
2%

AutoCAD SHX Text
2%

AutoCAD SHX Text
2% TYP.

AutoCAD SHX Text
C

AutoCAD SHX Text
L

AutoCAD SHX Text
R.O.W. LINE

AutoCAD SHX Text
R.O.W. LINE

AutoCAD SHX Text
ELECTRIC LINES

AutoCAD SHX Text
EPC MODIFIED TYPE A OR TYPE C CURB & GUTTER (SEE PLANS)

AutoCAD SHX Text
1'

AutoCAD SHX Text
1'

AutoCAD SHX Text
10'

AutoCAD SHX Text
7.5'

AutoCAD SHX Text
30' EOP-EOP

AutoCAD SHX Text
50' R.O.W.

AutoCAD SHX Text
7.5'

AutoCAD SHX Text
CURB STOP LOCATIONS PER BOTH SIDES OF STREET TO MEET CSU DETAIL B2-3

AutoCAD SHX Text
2.5'

AutoCAD SHX Text
2.5'

AutoCAD SHX Text
5' SIDEWALK

AutoCAD SHX Text
10'

AutoCAD SHX Text
STORM SEWER

AutoCAD SHX Text
4' MIN.

AutoCAD SHX Text
DESIGN SPEED: 25 MPH POSTED SPEED: 25 MPH

AutoCAD SHX Text
6 IN. PASSIVE UNDERDRAIN

AutoCAD SHX Text
10' PUBLIC IMPROVEMENT, PUBLIC UILITY, AND DRAINAGE ESMT

AutoCAD SHX Text
6'

AutoCAD SHX Text
10' PUBLIC IMPROVEMENT, PUBLIC UILITY, AND DRAINAGE ESMT



1
2

3
4

5
6

7

8

11

12
13

9

14

15

17

20

21

27
28

29
30

31

22

24
25

26

32

34 33

8
10

16

18

19

23

35

500'-0"
NOTIFICAATION AREA

500'-0"

NOTIFICATION AREA

R53'

500'-0"

NOTIFICATION AREA

500'-0"
N

O
TIFICATIO

N
 AREA

ACCESS EASEM
ENT

REC. NO
. 218146001

ZO
N

E: I3
U

SE: Industrial
O

W
N

ER: BR 8812
Cliff Allen Point LLC

REC. N
O

. 5233002013

ZO
N

E: I3
U

SE: Industrial
O

W
N

ER: HW
 Diesel

Enterprises LLC
REC. N

O
. 5233002011

ZO
N

E:
RS-5000

U
SE: Residential

O
W

N
ER: SR Land LLC

REC. N
O

. 5233302001

ZO
N

E: RS-5000
U

SE: Vacant Residential
Land

O
W

N
ER: SR Land LLC

REC. N
O

. 5233000019

ZO
N

E: RS-5000
U

SE: Vacant
Residential Land

O
W

N
ER: SR Land LLC

REC. N
O

. 5233300001

ZO
N

E: RS-5000
U

SE: Vacant
Residential Land

O
W

N
ER: SR Land LLC

REC. N
O

. 5233308018

ZO
N

E: RS-5000
U

SE: N
eighborhood

Park &
 Detention

O
W

N
ER: SR Land LLC

REC. N
O

. 5233301007

ZO
N

E: RS-5000
U

SE: Vacant
Residential Land

O
W

N
ER: Classic SRJ
Land LLC

REC. N
O

. 5233000022

37'

190'
18'

68'

57'

65'

100'

75'

168'

75'16'

36'

58'

82'

168'

82'

36'

164'

113'

35'

14'

90'

35'

204'

90'

53'

90'

164'

83'

34'

104'

320'

85'

12'
92'

40'

90'

110'

96'

10'

63'

539'

114'

195'

19'

80'

7'

31'

221'

181'

199'

842'

241'

45'

90'

531'

74'

17'

10'

64'

340'

37'

32'

30'

100' 8'

20'

60'

56'

38'

93'

32'

23'

206'

32'

71'

59'

135'

DINES BOULEVARD

URBAN RESIDENTIAL - ROW 60'

HAZLETT DRIVE

Urban Residential Collector - 60' ROW

SCHO
O

L HO
USE DRIVE

Urban LO
CAL - 50' RO

W

SCHO
O

L HO
USE DRIVE

Urban LO
CAL - 50' RO

W

ABBY HOUSE LANE
Urban LOCAL - 50' ROW

M
AN

O
R HO

U
SE W

AY
U

rban LO
CAL - 50' RO

W

SCHOOL HOUSE DRIVE

Urban LOCAL - 50' ROW

PENNYDALE DRIVE

Urban LO
CAL - 50' RO

W

HAZLETT DRIVE

Urban Residential Collector - 60' ROW

STERLIN
G RAN

CH RO
AD

URBAN
 N

O
N

-RESDIEN
TIAL CO

LLECTO
R - RO

W
 80'

CRD 20-005

STERLIN
G RAN

CH RO
AD

URBAN
 NO

N
-RESDIEN

TIAL CO
LLECTO

R - RO
W

 80'

CRD 20-005

TRACT BO
U

N
DARIES

PRO
PERTY BO

U
N

DARY
N

O
TIFICATIO

N
 BO

U
N

DARY

DETACHED
STAN

DARD
LO

T

DETACHED
STAN

DARD
EN

D/CO
RN

ER
LO

T

15' REAR SETBACK
5' SIDE SETBACK &

 EASEM
EN

T

15' REAR SETBACK

5' SIDE SETBACK ADJACEN
T TO

 TRACT
10' ADJACEN

T TO
 RO

W

10' REAR U
TIL. &

DRAIN
AGE EASEM

EN
T

5' SIDE EASEM
EN

T

20' FRO
N

T SETBACK
20' FRO

N
T SETBACK

20' FRO
N

T SETBACK
20' FRO

N
T SETBACK

ATTACHED
STAN

DARD
LO

T

ATTACHED
STAN

DARD
EN

D/CO
RN

ER
LO

T

15' REAR SETBACK
5' SIDE SETBACK &

 EASEM
EN

T

15' REAR SETBACK

5' SIDE SETBACK ADJACEN
T TO

 TRACT
10' ADJACEN

T TO
 RO

W

10' REAR U
TIL. &

DRAIN
AGE EASEM

EN
T

0' SIDE EASEM
EN

T

DETACHED STAN
DARD

LO
T CO

VERAG
E 65%

ATTACHED STAN
DARD

LO
T CO

VERAG
E 75%

10' P.I.E &
 U

TILITY EASEM
EN

T
10' P.I.E &

 U
TILITY EASEM

EN
T

40'-0"
LO

T W
IDTH

90'-0"
LOT DEPTH

40'-0"
LO

T W
IDTH

45'-0" ADJACEN
T TO

 RO
W

90'-0"
LOT DEPTH

90'-0"
LOT DEPTH

90'-0"
LOT DEPTH

42'-0"
RO

W
 W

IDTH

42'-0"
LO

T W
IDTH

47'-0" ADJACEN
T TO

 RO
W

N
O

RTH
SCALE:  1" = 100'

0
50

100
200

22 TRACT TABLE, LO
T

TYPICALS, ADJACEN
T

PRO
PERTY O

W
N

ERS

D
ES

C
R
IPTIO

N
:

B
Y:

D
A
TE:

SHEET NUMBERPLAN FILE # SHEET TITLE ISSUE / REVISION PROJECT INFOISSUE INFO PLANNER / LANDSCAPE ARCHITECTSTAMP IN ASSOCIATION WITH

N
.E

.S. Inc.
619 N

. C
ascade A

venue, Suite 200
C

olorado Springs, C
O

 80903

T
el. 719.471.0073

Fax 719.471.0267

w
w

w
.nescolorado.com

©
 2012.  A

ll R
ights R

eserved.

O
F

PU
D

S
P232

12/04/2023 EN
TITLEM

EN
T

D
A
TE:

PR
O

JEC
T M

G
R
:

PR
EPA

R
ED

 B
Y:

A
. B

A
R
LO

W

S
TER

LIN
G

R
A
N

C
H

FILIN
G

 5

P:\Classic2\Sterling Ranch Fil 5\Drawings\Planning\DP\SR Fil 5 PUD Preliminary Plan.dwg [TRACT PLAN]   1/12/2024 9:59:13 AM  BPERKINS

D
ES

C
R
IPTIO

N
:

B
Y:

D
A
TE:

SHEET NUMBERPLAN FILE # SHEET TITLE ISSUE / REVISION PROJECT INFOISSUE INFO PLANNER / LANDSCAPE ARCHITECTSTAMP IN ASSOCIATION WITH

N
.E

.S. Inc.
619 N

. C
ascade A

venue, Suite 200
C

olorado Springs, C
O

 80903

T
el. 719.471.0073

Fax 719.471.0267

w
w

w
.nescolorado.com

©
 2012.  A

ll R
ights R

eserved.

9
O

F

B
P

PER
 C

O
U

N
TY R

EV
IEW

C
O

M
M

EN
TS

EN
TITLEM

EN
T

D
A
TE:

PR
O

JEC
T M

G
R
:

PR
EPA

R
ED

 B
Y:

08/25/2023

B
. PER

K
IN

S

S
TER

LIN
G

R
A
N

C
H

FILIN
G

 5
PU

D
 Prelim

inary Plan

P:\Classic2\Sterling Ranch Fil 5\Drawings\Planning\DP\SR Fil 5 PUD Preliminary Plan.dwg [TRACT PLAN]   1/12/2024 9:59:13 AM  BPERKINS

01/04/2024
B
P

PER
 C

O
U

N
TY R

EV
IEW

C
O

M
M

EN
TS

01/12/2024
B
P

PER
 C

O
U

N
TY R

EV
IEW

C
O

M
M

EN
TS

TRACT TABLE

ADJACEN
T O

W
N

ERS

LIN
E TYPE LEGEN

D

LO
T TYPICALS

STERLIN
G RAN

CH FILIN
G 5

PU
D PRELIM

IN
ARY PLAN

A PO
RTIO

N
 O

F LAN
D BEIN

G A PO
RTIO

N
 O

F THE SO
U

THEAST Q
U

ARTER O
F SECTIO

N
 33,

TO
W

N
SHIP 12 SO

U
TH, RAN

GE 65 W
EST O

F THE 6TH P.M
., EL PASO

 CO
U

N
TY

SAND CREEK

BOCC Report Packet
Page 54 of 69

AutoCAD SHX Text
TRACT B

AutoCAD SHX Text
42

AutoCAD SHX Text
41

AutoCAD SHX Text
40

AutoCAD SHX Text
39

AutoCAD SHX Text
1

AutoCAD SHX Text
2

AutoCAD SHX Text
38

AutoCAD SHX Text
37

AutoCAD SHX Text
36

AutoCAD SHX Text
35

AutoCAD SHX Text
70

AutoCAD SHX Text
71

AutoCAD SHX Text
67

AutoCAD SHX Text
68

AutoCAD SHX Text
69

AutoCAD SHX Text
62

AutoCAD SHX Text
63

AutoCAD SHX Text
64

AutoCAD SHX Text
57

AutoCAD SHX Text
65

AutoCAD SHX Text
58

AutoCAD SHX Text
66

AutoCAD SHX Text
59

AutoCAD SHX Text
60

AutoCAD SHX Text
61

AutoCAD SHX Text
31

AutoCAD SHX Text
34

AutoCAD SHX Text
33

AutoCAD SHX Text
23

AutoCAD SHX Text
26

AutoCAD SHX Text
25

AutoCAD SHX Text
27

AutoCAD SHX Text
32

AutoCAD SHX Text
28

AutoCAD SHX Text
29

AutoCAD SHX Text
30

AutoCAD SHX Text
24

AutoCAD SHX Text
22

AutoCAD SHX Text
21

AutoCAD SHX Text
3

AutoCAD SHX Text
11

AutoCAD SHX Text
5

AutoCAD SHX Text
4

AutoCAD SHX Text
10

AutoCAD SHX Text
9

AutoCAD SHX Text
7

AutoCAD SHX Text
6

AutoCAD SHX Text
8

AutoCAD SHX Text
45

AutoCAD SHX Text
20

AutoCAD SHX Text
18

AutoCAD SHX Text
19

AutoCAD SHX Text
12

AutoCAD SHX Text
13

AutoCAD SHX Text
14

AutoCAD SHX Text
15

AutoCAD SHX Text
16

AutoCAD SHX Text
17

AutoCAD SHX Text
48

AutoCAD SHX Text
49

AutoCAD SHX Text
50

AutoCAD SHX Text
51

AutoCAD SHX Text
52

AutoCAD SHX Text
53

AutoCAD SHX Text
47

AutoCAD SHX Text
43

AutoCAD SHX Text
46

AutoCAD SHX Text
44

AutoCAD SHX Text
72

AutoCAD SHX Text
TRACT C

AutoCAD SHX Text
TRACT A

AutoCAD SHX Text
3,461 SF 0.0794 AC

AutoCAD SHX Text
TRACT D

AutoCAD SHX Text
22,944 SF 0.5267 AC

AutoCAD SHX Text
34,318 SF 0.7878 AC

AutoCAD SHX Text
49,148 SF 1.1283 AC

AutoCAD SHX Text
49,148 SF 1.1283 AC

AutoCAD SHX Text
49,148 SF 1.1283 AC

AutoCAD SHX Text
TRACT A

AutoCAD SHX Text
TRACT A

AutoCAD SHX Text
TRACT C

AutoCAD SHX Text
22,944 SF 0.5267 AC

AutoCAD SHX Text
3,540 SF 0.0813 AC

AutoCAD SHX Text
3,523 SF 0.0809 AC

AutoCAD SHX Text
4,505 SF 0.1034 AC

AutoCAD SHX Text
3,404 SF 0.0782 AC

AutoCAD SHX Text
3,263 SF 0.0749 AC

AutoCAD SHX Text
3,535 SF 0.0812 AC

AutoCAD SHX Text
3,540 SF 0.0813 AC

AutoCAD SHX Text
3,540 SF 0.0813 AC

AutoCAD SHX Text
3,690 SF 0.0847 AC

AutoCAD SHX Text
3,621 SF 0.0831 AC

AutoCAD SHX Text
3,690 SF 0.0847 AC

AutoCAD SHX Text
3,690 SF 0.0847 AC

AutoCAD SHX Text
3,780 SF 0.0868 AC

AutoCAD SHX Text
4,690 SF 0.1077 AC

AutoCAD SHX Text
4,420 SF 0.1015 AC

AutoCAD SHX Text
3,969 SF 0.0911 AC

AutoCAD SHX Text
3,780 SF 0.0868 AC

AutoCAD SHX Text
3,780 SF 0.0868 AC

AutoCAD SHX Text
3,780 SF 0.0868 AC

AutoCAD SHX Text
3,789 SF 0.0870 AC

AutoCAD SHX Text
3,600 SF 0.0826 AC

AutoCAD SHX Text
3,669 SF 0.0842 AC

AutoCAD SHX Text
3,601 SF 0.0827 AC

AutoCAD SHX Text
3,600 SF 0.0826 AC

AutoCAD SHX Text
3,600 SF 0.0826 AC

AutoCAD SHX Text
3,600 SF 0.0826 AC

AutoCAD SHX Text
3,485 SF 0.0800 AC

AutoCAD SHX Text
3,600 SF 0.0826 AC

AutoCAD SHX Text
3,600 SF 0.0826 AC

AutoCAD SHX Text
3,600 SF 0.0826 AC

AutoCAD SHX Text
3,600 SF 0.0826 AC

AutoCAD SHX Text
3,600 SF 0.0826 AC

AutoCAD SHX Text
3,600 SF 0.0826 AC

AutoCAD SHX Text
3,600 SF 0.0826 AC

AutoCAD SHX Text
3,444 SF 0.0791 AC

AutoCAD SHX Text
3,444 SF 0.0791 AC

AutoCAD SHX Text
3,444 SF 0.0791 AC

AutoCAD SHX Text
3,444 SF 0.0791 AC

AutoCAD SHX Text
3,066 SF 0.0704 AC

AutoCAD SHX Text
3,066 SF 0.0704 AC

AutoCAD SHX Text
3,066 SF 0.0704 AC

AutoCAD SHX Text
3,066 SF 0.0704 AC

AutoCAD SHX Text
3,909 SF 0.0897 AC

AutoCAD SHX Text
3,827 SF 0.0879 AC

AutoCAD SHX Text
3,688 SF 0.0847 AC

AutoCAD SHX Text
3,909 SF 0.0897 AC

AutoCAD SHX Text
3,653 SF 0.0839 AC

AutoCAD SHX Text
4,608 SF 0.1058 AC

AutoCAD SHX Text
4,507 SF 0.1035 AC

AutoCAD SHX Text
4,446 SF 0.1021 AC

AutoCAD SHX Text
4,129 SF 0.0948 AC

AutoCAD SHX Text
3,801 SF 0.0873 AC

AutoCAD SHX Text
3,828 SF 0.0879 AC

AutoCAD SHX Text
4,302 SF 0.0988 AC

AutoCAD SHX Text
3,711 SF 0.0852 AC

AutoCAD SHX Text
3,893 SF 0.0894 AC

AutoCAD SHX Text
3,567 SF 0.0819 AC

AutoCAD SHX Text
3,600 SF 0.0826 AC

AutoCAD SHX Text
3,606 SF 0.0828 AC

AutoCAD SHX Text
3,780 SF 0.0868 AC

AutoCAD SHX Text
3,780 SF 0.0868 AC

AutoCAD SHX Text
3,780 SF 0.0868 AC

AutoCAD SHX Text
3,784 SF 0.0869 AC

AutoCAD SHX Text
3,600 SF 0.0826 AC

AutoCAD SHX Text
3,780 SF 0.0868 AC

AutoCAD SHX Text
3,600 SF 0.0826 AC

AutoCAD SHX Text
3,780 SF 0.0868 AC

AutoCAD SHX Text
3,780 SF 0.0868 AC

AutoCAD SHX Text
3,780 SF 0.0868 AC

AutoCAD SHX Text
55

AutoCAD SHX Text
56

AutoCAD SHX Text
54

AutoCAD SHX Text
4,809 SF 0.1104 AC

AutoCAD SHX Text
5,382 SF 0.1236 AC

AutoCAD SHX Text
4,087 SF 0.0938 AC



Existing 6' Sidew
alk

R45'

LINE OF SIGHT 305FT

LINE OF SIGHT 305FT

LINE OF SIGHT 350FT

LINE OF SIGHT 155FT

LIN
E O

F SIGHT 155FT
LINE OF SIGHT 155FT

LIN
E O

F SIGHT 155FT

LIN
E O

F SIGHT 155FT

LINE OF SIGHT 155FT

ACCESS EASEM
ENT

REC. NO
. 218146001

LINE OF SIGHT 350FT

LIN
E O

F SIGHT 350FT

ZO
N

E: I3
U

SE: Industrial
O

W
N

ER: BR 8812 Cliff Allen Point LLC
REC. N

O
. 5233002013

ZO
N

E: I3
U

SE: Industrial
O

W
N

ER: HW
 Diesel

Enterprises LLC
REC. N

O
. 5233002011

ZO
N

E: RS-5000
U

SE: Residential
O

W
N

ER: SR Land LLC
REC. N

O
. 5233302001

ZO
N

E: RS-5000
U

SE: Vacant Residential Land
O

W
N

ER: SR Land LLC
REC. N

O
. 5233000019

ZO
N

E: RS-5000
U

SE: Vacant Residential Land
O

W
N

ER: SR Land LLC
REC. N

O
. 5233308018

ZO
N

E: RS-5000
U

SE: N
eighborhood Park &

Detention
O

W
N

ER: SR Land LLC
REC. N

O
. 5233301007

90'

90'

90'

90'

90'

90'

90'

90'

42'

42'
42'

42'
42'

42'

42'
42'

37'

36'

28'40'40'40'26'

85'

40'

89'

40'

89'

40'

89'

40'

89'

40'

87'

40'

79'

40'

98'

40'

104'

34'

90'

40'

90'

40'

89'
1'39'

90'

40'

90'

40'

90'

40'

40'

90'

40'

90'

40'

40'

90'

40'

90'

40'

40'

90'

40'

90'

40'

40'

90'

40'

90'

40'

40'

90'

40'

90'

40'

40'

92'
12'

82'

42'

42'

82'

42'

82'

42'

42'

82'

42'

42'

82'

42'

42'

75'

42'

75'

42'

42'

75'

42'

42'

75'

75'

42'

42' 68'
21'

27'

80'

57'

80'

80'

42'

49'

80'
47'

65'

47'

22'

33'

79'

45'

100' 40'

95'

40'
40'

25'

91'

40'

18'

90'

40'

90'

40'

40'

74'

17'

36'

40'

90'

90'

40'

40'

90'

40'

42'

90'

42'
42'

42'
90'

42'

42'

90'

42'

90'

42'

42'

90'

42'

42'

90'

42'
42'

90'

42'

95'

42'

115'

43'

94'

42'

102'

43'

30'

12'

108'

42'

42'

105'

80'

47'

41'

83'

12'

90'

41'

90'

41'
41'

41'

90'

41'

41'

90'

19'

21'

85'

6'
50'

83'

115'115'

42'

42'
47'

47'

42'

6'
42'

45'

56'

59'

9'
32'

25'

45'

29'
12'12'15'

35'

36'
7'

38'

14'

42'

12'
25'

56'

56'

42'

42'

22'
15'

6'

49'

30'-0" PUBLIC UTIL., DRAINGE,

&
 ACCESS ESM

T.

DINES BOULEVARD

URBAN RESIDENTIAL - ROW 60'

HAZLETT DRIVE

Urban Residential Collector - 60' ROW

SCHO
O

L HO
USE DRIVE

Urban LO
CAL - 50' RO

W

SCHO
O

L HO
USE DRIVE

Urban LO
CAL - 50' RO

W

ABBY HOUSE LANE
Urban LOCAL - 50' ROW

M
AN

O
R HO

U
SE W

AY
U

rban LO
CAL - 50' RO

W

SCHOOL HOUSE DRIVE

Urban LOCAL - 50' ROW

PENNYDALE DRIVE

Urban LO
CAL - 50' RO

W

STERLIN
G RAN

CH RO
AD

URBAN
 N

O
N

-RESDIEN
TIAL CO

LLECTO
R - RO

W
 80'

CRD 20-005

STERLIN
G RAN

CH RO
AD

URBAN
 N

O
N

-RESDIEN
TIAL CO

LLECTO
R - RO

W
 80'

CRD 20-005

LIN
E O

F SIGHT 350FT

5' Concrete
Sidew

alk (TYP)

6' Concrete
Trail

5' Concrete
Sidew

alk (TYP)

5' Concrete
Sidew

alk (TYP)

20' BU
ILDIN

G
SETBACK

5' BU
ILDIN

G
SETBACK

15' BU
ILDIN

G
SETBACK

Site Boundary

Site Boundary

6' Concrete
Sidew

alk (TYP)

5' Concrete
Sidew

alk (TYP)

5' Concrete
Sidew

alk (TYP)

5' Concrete
Sidew

alk (TYP)

6' Concrete
Slat W

all

6' Concrete
Slat W

all

6' Concrete
Slat W

all

6' Concrete
Slat W

all

EXISTIN
G 6' VIN

YL FEN
CE

TO
 REM

AIN

30'-0" PUBLIC UTIL., DRAINGE,

&
 ACCESS ESM

T.

20'-0" PERM
AN

EN
T

EASEM
EN

T
REC. N

O
. 201034022

(TO
 BE VACATED

W
ITHIN

 RO
W

)

10'-0" ELECTRIC EASEM
ENT

REC. NO. 218054783

20'-0" ELECTRIC EASEMENT

REC. NO. 218054783

60'-0" EMERGENCY ACCESS EASEMENT

REC. NO. 222082071

15'-0"
LAN

DSCAPE
BU

FFER

50'-0"
PUBLIC ROW

ASPHALT

50'-0"
PU

BLIC RO
W

ASPHALT

50'-0"

PUBLIC ROW

ASPHALT

STERLING RANCH ROAD

PUBLIC ROW 80'-0"

20'-0"

16'-0"

10'-0"

10'-0"

28'-11"

3'-2"

4'-2"

50'-0"
PU

BLIC RO
W

ASPHALT

10'-0" LANDSCAPE

SETBACK

21'-4"

20'-0" PERM
AN

EN
T

EASEM
EN

T
REC. N

O
. 201034022

20'-0"
PERM

AN
EN

T
EASEM

EN
T

REC. N
O

.
2010034022

DINES ROAD 60'-0" PUBLIC ROW

21'-2"

26'-0"

CO
NCRETE

DRIVEW
AY

N
O

RTH
SCALE:  1" = 40'

0
20

40
80

33

PU
D PRELIM

IN
ARY PLAN

D
ES

C
R
IPTIO

N
:

B
Y:

D
A
TE:

SHEET NUMBERPLAN FILE # SHEET TITLE ISSUE / REVISION PROJECT INFOISSUE INFO PLANNER / LANDSCAPE ARCHITECTSTAMP IN ASSOCIATION WITH

N
.E

.S. Inc.
619 N

. C
ascade A

venue, Suite 200
C

olorado Springs, C
O

 80903

T
el. 719.471.0073

Fax 719.471.0267

w
w

w
.nescolorado.com

©
 2012.  A

ll R
ights R

eserved.

O
F

PU
D

S
P232

12/04/2023 EN
TITLEM

EN
T

D
A
TE:

PR
O

JEC
T M

G
R
:

PR
EPA

R
ED

 B
Y:

A
. B

A
R
LO

W

S
TER

LIN
G

R
A
N

C
H

FILIN
G

 5

P:\Classic2\Sterling Ranch Fil 5\Drawings\Planning\DP\SR Fil 5 PUD Preliminary Plan.dwg [SITE PLAN]   1/12/2024 9:59:29 AM  BPERKINS

D
ES

C
R
IPTIO

N
:

B
Y:

D
A
TE:

SHEET NUMBERPLAN FILE # SHEET TITLE ISSUE / REVISION PROJECT INFOISSUE INFO PLANNER / LANDSCAPE ARCHITECTSTAMP IN ASSOCIATION WITH

N
.E

.S. Inc.
619 N

. C
ascade A

venue, Suite 200
C

olorado Springs, C
O

 80903

T
el. 719.471.0073

Fax 719.471.0267

w
w

w
.nescolorado.com

©
 2012.  A

ll R
ights R

eserved.

9
O

F

B
P

PER
 C

O
U

N
TY R

EV
IEW

C
O

M
M

EN
TS

EN
TITLEM

EN
T

D
A
TE:

PR
O

JEC
T M

G
R
:

PR
EPA

R
ED

 B
Y:

08/25/2023

B
. PER

K
IN

S

S
TER

LIN
G

R
A
N

C
H

FILIN
G

 5
PU

D
 Prelim

inary Plan

P:\Classic2\Sterling Ranch Fil 5\Drawings\Planning\DP\SR Fil 5 PUD Preliminary Plan.dwg [SITE PLAN]   1/12/2024 9:59:29 AM  BPERKINS

01/04/2024
B
P

PER
 C

O
U

N
TY R

EV
IEW

C
O

M
M

EN
TS

01/12/2024
B
P

PER
 C

O
U

N
TY R

EV
IEW

C
O

M
M

EN
TS

STERLIN
G RAN

CH FILIN
G 5

PU
D PRELIM

IN
ARY PLAN

A PO
RTIO

N
 O

F LAN
D BEIN

G A PO
RTIO

N
 O

F THE SO
U

THEAST Q
U

ARTER O
F SECTIO

N
 33,

TO
W

N
SHIP 12 SO

U
TH, RAN

GE 65 W
EST O

F THE 6TH P.M
., EL PASO

 CO
U

N
TY

BOCC Report Packet
Page 55 of 69

AutoCAD SHX Text
TRACT B

AutoCAD SHX Text
42

AutoCAD SHX Text
41

AutoCAD SHX Text
40

AutoCAD SHX Text
39

AutoCAD SHX Text
1

AutoCAD SHX Text
2

AutoCAD SHX Text
38

AutoCAD SHX Text
37

AutoCAD SHX Text
36

AutoCAD SHX Text
35

AutoCAD SHX Text
70

AutoCAD SHX Text
71

AutoCAD SHX Text
67

AutoCAD SHX Text
68

AutoCAD SHX Text
69

AutoCAD SHX Text
62

AutoCAD SHX Text
63

AutoCAD SHX Text
64

AutoCAD SHX Text
57

AutoCAD SHX Text
65

AutoCAD SHX Text
58

AutoCAD SHX Text
66

AutoCAD SHX Text
59

AutoCAD SHX Text
60

AutoCAD SHX Text
61

AutoCAD SHX Text
31

AutoCAD SHX Text
34

AutoCAD SHX Text
33

AutoCAD SHX Text
23

AutoCAD SHX Text
26

AutoCAD SHX Text
25

AutoCAD SHX Text
27

AutoCAD SHX Text
32

AutoCAD SHX Text
28

AutoCAD SHX Text
29

AutoCAD SHX Text
30

AutoCAD SHX Text
24

AutoCAD SHX Text
22

AutoCAD SHX Text
21

AutoCAD SHX Text
3

AutoCAD SHX Text
11

AutoCAD SHX Text
5

AutoCAD SHX Text
4

AutoCAD SHX Text
10

AutoCAD SHX Text
9

AutoCAD SHX Text
7

AutoCAD SHX Text
6

AutoCAD SHX Text
8

AutoCAD SHX Text
45

AutoCAD SHX Text
20

AutoCAD SHX Text
18

AutoCAD SHX Text
19

AutoCAD SHX Text
12

AutoCAD SHX Text
13

AutoCAD SHX Text
14

AutoCAD SHX Text
15

AutoCAD SHX Text
16

AutoCAD SHX Text
17

AutoCAD SHX Text
48

AutoCAD SHX Text
49

AutoCAD SHX Text
50

AutoCAD SHX Text
51

AutoCAD SHX Text
52

AutoCAD SHX Text
53

AutoCAD SHX Text
47

AutoCAD SHX Text
43

AutoCAD SHX Text
46

AutoCAD SHX Text
44

AutoCAD SHX Text
72

AutoCAD SHX Text
TRACT C

AutoCAD SHX Text
TRACT A

AutoCAD SHX Text
3,461 SF 0.0794 AC

AutoCAD SHX Text
TRACT D

AutoCAD SHX Text
22,944 SF 0.5267 AC

AutoCAD SHX Text
34,318 SF 0.7878 AC

AutoCAD SHX Text
49,148 SF 1.1283 AC

AutoCAD SHX Text
49,148 SF 1.1283 AC

AutoCAD SHX Text
49,148 SF 1.1283 AC

AutoCAD SHX Text
TRACT A

AutoCAD SHX Text
TRACT A

AutoCAD SHX Text
TRACT C

AutoCAD SHX Text
22,944 SF 0.5267 AC

AutoCAD SHX Text
3,540 SF 0.0813 AC

AutoCAD SHX Text
3,523 SF 0.0809 AC

AutoCAD SHX Text
4,505 SF 0.1034 AC

AutoCAD SHX Text
3,404 SF 0.0782 AC

AutoCAD SHX Text
3,263 SF 0.0749 AC

AutoCAD SHX Text
3,535 SF 0.0812 AC

AutoCAD SHX Text
3,540 SF 0.0813 AC

AutoCAD SHX Text
3,540 SF 0.0813 AC

AutoCAD SHX Text
3,690 SF 0.0847 AC

AutoCAD SHX Text
3,621 SF 0.0831 AC

AutoCAD SHX Text
3,690 SF 0.0847 AC

AutoCAD SHX Text
3,690 SF 0.0847 AC

AutoCAD SHX Text
3,780 SF 0.0868 AC

AutoCAD SHX Text
4,690 SF 0.1077 AC

AutoCAD SHX Text
4,420 SF 0.1015 AC

AutoCAD SHX Text
3,969 SF 0.0911 AC

AutoCAD SHX Text
3,780 SF 0.0868 AC

AutoCAD SHX Text
3,780 SF 0.0868 AC

AutoCAD SHX Text
3,780 SF 0.0868 AC

AutoCAD SHX Text
3,789 SF 0.0870 AC

AutoCAD SHX Text
3,600 SF 0.0826 AC

AutoCAD SHX Text
3,669 SF 0.0842 AC

AutoCAD SHX Text
3,601 SF 0.0827 AC

AutoCAD SHX Text
3,600 SF 0.0826 AC

AutoCAD SHX Text
3,600 SF 0.0826 AC

AutoCAD SHX Text
3,600 SF 0.0826 AC

AutoCAD SHX Text
3,485 SF 0.0800 AC

AutoCAD SHX Text
3,600 SF 0.0826 AC

AutoCAD SHX Text
3,600 SF 0.0826 AC

AutoCAD SHX Text
3,600 SF 0.0826 AC

AutoCAD SHX Text
3,600 SF 0.0826 AC

AutoCAD SHX Text
3,600 SF 0.0826 AC

AutoCAD SHX Text
3,600 SF 0.0826 AC

AutoCAD SHX Text
3,600 SF 0.0826 AC

AutoCAD SHX Text
3,444 SF 0.0791 AC

AutoCAD SHX Text
3,444 SF 0.0791 AC

AutoCAD SHX Text
3,444 SF 0.0791 AC

AutoCAD SHX Text
3,444 SF 0.0791 AC

AutoCAD SHX Text
3,066 SF 0.0704 AC

AutoCAD SHX Text
3,066 SF 0.0704 AC

AutoCAD SHX Text
3,066 SF 0.0704 AC

AutoCAD SHX Text
3,066 SF 0.0704 AC

AutoCAD SHX Text
3,909 SF 0.0897 AC

AutoCAD SHX Text
3,827 SF 0.0879 AC

AutoCAD SHX Text
3,688 SF 0.0847 AC

AutoCAD SHX Text
3,909 SF 0.0897 AC

AutoCAD SHX Text
3,653 SF 0.0839 AC

AutoCAD SHX Text
4,608 SF 0.1058 AC

AutoCAD SHX Text
4,507 SF 0.1035 AC

AutoCAD SHX Text
4,446 SF 0.1021 AC

AutoCAD SHX Text
4,129 SF 0.0948 AC

AutoCAD SHX Text
3,801 SF 0.0873 AC

AutoCAD SHX Text
3,828 SF 0.0879 AC

AutoCAD SHX Text
4,302 SF 0.0988 AC

AutoCAD SHX Text
3,711 SF 0.0852 AC

AutoCAD SHX Text
3,893 SF 0.0894 AC

AutoCAD SHX Text
3,567 SF 0.0819 AC

AutoCAD SHX Text
3,600 SF 0.0826 AC

AutoCAD SHX Text
3,606 SF 0.0828 AC

AutoCAD SHX Text
3,780 SF 0.0868 AC

AutoCAD SHX Text
3,780 SF 0.0868 AC

AutoCAD SHX Text
3,780 SF 0.0868 AC

AutoCAD SHX Text
3,784 SF 0.0869 AC

AutoCAD SHX Text
3,600 SF 0.0826 AC

AutoCAD SHX Text
3,780 SF 0.0868 AC

AutoCAD SHX Text
3,600 SF 0.0826 AC

AutoCAD SHX Text
3,780 SF 0.0868 AC

AutoCAD SHX Text
3,780 SF 0.0868 AC

AutoCAD SHX Text
3,780 SF 0.0868 AC

AutoCAD SHX Text
55

AutoCAD SHX Text
56

AutoCAD SHX Text
54

AutoCAD SHX Text
4,809 SF 0.1104 AC

AutoCAD SHX Text
5,382 SF 0.1236 AC

AutoCAD SHX Text
4,087 SF 0.0938 AC

AutoCAD SHX Text
Δ=27°03'47" R=380.57' L=179.76'

AutoCAD SHX Text
S89°17'25"W 414.12'

AutoCAD SHX Text
Δ=90°00'00" R=52.00' L=81.68'

AutoCAD SHX Text
S00°42'35"E 275.76'

AutoCAD SHX Text
S89°17'25"W 30.00'

AutoCAD SHX Text
S00°42'35"E 276.67'

AutoCAD SHX Text
Δ=12°58'05" R=300.00' L=67.90'

AutoCAD SHX Text
S13°40'40"E 26.46'

AutoCAD SHX Text
Δ=6°34'55" R=300.00' L=34.46'

AutoCAD SHX Text
S82°54'15"W 96.36'

AutoCAD SHX Text
Δ=6°34'55" R=300.00' L=34.46'

AutoCAD SHX Text
S76°19'20"W 504.82'

AutoCAD SHX Text
Δ=113°18'31" R=52.00' L=102.84'

AutoCAD SHX Text
S36°59'11"E 65.92'

AutoCAD SHX Text
Δ=25°01'12" R=220.00' L=96.07'

AutoCAD SHX Text
S11°57'59"E 76.67'

AutoCAD SHX Text
N13°40'40"W 105.13'

AutoCAD SHX Text
N89°17'25"E 340.22'

AutoCAD SHX Text
S04°50'24"E 20.00'

AutoCAD SHX Text
N85°09'36"E 54.23'

AutoCAD SHX Text
N83°22'30"E 194.64'

AutoCAD SHX Text
N80°21'06"E 59.99'

AutoCAD SHX Text
N85°53'10"E 59.92'

AutoCAD SHX Text
Δ=8°11'55" R=595.00' L=85.14'

AutoCAD SHX Text
S13°40'40"E 198.90'

AutoCAD SHX Text
Δ=18°23'00" R=420.00' L=134.76'

AutoCAD SHX Text
S32°03'40"E 152.06'

AutoCAD SHX Text
S76°19'20"W 842.10'

AutoCAD SHX Text
N13°40'40"W 175.00'

AutoCAD SHX Text
S76°19'20"W 63.45'

AutoCAD SHX Text
N00°42'35"W 539.36'



A Westrian Company

Know what's below.
before you dig.

Call

R

KINTLA COURT

STERLING RANCH ROAD

MARKSHEFFEL ROAD

LEG
EN

D

70'

20'

1.75-0.6

2%
 M

A
X

20%

2.5%

0.4

HAZLETT DR

GRENOUGH DR

STERLIN
G RAN

CH
 RO

AD

DINES ROAD

SCH
O

O
L H

O
USE D

R

SCHOOL HOUSE DR

M
AN

O
R H

O
U

SE W
AY

MANOR HOUSE WAY

ABBY HOUSE LANE

4
9

BOCC Report Packet
Page 56 of 69



A Westrian Company

Know what's below.
before you dig.

Call

R

KINTLA COURT

STERLING RANCH ROAD

MARKSHEFFEL ROAD

SCH
O

O
L H

O
USE D

R

GRENOUGH DR

HAZLETT DR

SCHOOL HOUSE DR

M
AN

O
R H

O
U

SE W
AY

ABBY HOUSE LANE

5
9

BOCC Report Packet
Page 57 of 69



LAN
DSCAPE N

O
TES 

1.
ALL PRESERVATIO

N
 AREAS CO

N
TAIN

IN
G VEGETATIO

N
 DESIGN

ATED TO
 BE PRESERVED, SHALL BE FEN

CED O
FF DU

RIN
G CO

N
STRU

CTIO
N

 TO
 M

IN
IM

IZE
DISTU

RBAN
CE IN

 THESE AREAS.  ALL FEN
CIN

G SHALL BE IN
STALLED ARO

U
N

D PRESERVED VEGETATIO
N

 PRIO
R TO

 AN
Y GRADIN

G O
N

 THE PRO
PERTY.  A

4-FO
O

T, O
RAN

GE, CO
N

STRU
CTIO

N
 SAFETY FEN

CE SHALL BE U
SED IN

 THIS APPLICATIO
N

.
2.

SO
IL AM

EN
DM

EN
T - IN

CO
RPO

RATE 3 CU
BIC YARDS/1000 SF AREA O

F "PREM
IU

M
 3 O

RGAN
IC CO

M
PO

ST", O
R APPRO

VED EQ
U

AL, O
N

 BLU
EGRASS TU

RF
AREAS.  IN

CO
RPO

RATE 2 CU
BIC YARDS/1000 SF AREA O

F O
RGAN

IC CO
M

PO
ST (DECO

M
PO

SED M
AN

U
RE) TO

 ALL N
ATIVE SEED AREAS.  TILL IN

TO
 TO

P 8" O
F

SO
IL.  FO

R PLAN
TIN

G PIT AM
EN

DM
EN

TS, SEE LAN
DSCAPE DETAILS. FERTILIZER REQ

U
IREM

EN
TS BELO

W
 ARE BASED O

N
 SO

IL AN
ALYSIS.    

N
ITRO

GEN
            

0 LBS/1000SF
PHO

SPHO
RU

S (P205)  
0 LBS/1000SF

PO
TASSIU

M
 (K20)

0 LBS/1000SF
SU

LFU
R (SO

4-S)    
0 LBS/1000SF

LIM
E               

0 LBS/1000SF
-O

R-
RECO

M
M

EN
DED SO

IL AM
EN

DM
EN

T:
TRI-M

IX III as supplied by C&
C Sand

-To be applied as backfill in planting pits

3.
CO

N
TRACTO

R TO
 APPLY ERO

SIO
N

 CO
N

TRO
L BLAN

KET TO
 ALL SEED AREAS W

ITH GREATER THAN
 3:1 SLO

PES.
4.

FO
R ALL SEED AREAS REFER TO

 SEED M
IXES SPECIFIED O

N
 THIS SHEET.

5.
ALL N

ATIVE SEED AREAS SHALL HAVE A TEM
PO

RARY ABO
VE-GRO

U
N

D SPRAY IRRIGATIO
N

 SYSTEM
 U

TILIZED U
N

TIL SEED IS ESTABLISHED, AN
D ALL TREES

AN
D SHRU

BS W
ITHIN

 N
ATIVE SEED AREAS SHALL HAVE A PERM

AN
EN

T DRIP IRRIGATIO
N

 SYSTEM
.

6.
A FU

LLY AU
TO

M
ATED SPRIN

KLER IRRIGATIO
N

 SYSTEM
 W

ILL DRIP IRRIGATE ALL TREE, SHRU
B, AN

D GRO
U

N
D CO

VER PLAN
TIN

GS, AN
D SPRAY ALL TALL

FESCU
E SO

D AN
D LO

W
 ALTERN

ATIVE TU
RF AREAS.  AN

 IRRIGATIO
N

 PLAN
 W

ILL BE PREPARED AT A LATER DATE AN
D W

ILL IN
CLU

DE AN
 IRRIGATIO

N
SCHEDU

LE THAT N
O

TES APPLICATIO
N

 RATES BASED O
N

 TU
RF TYPE, RATES FO

R N
EW

LY IN
STALLED PLAN

TS VS. ESTABLISHED PLAN
TS, AN

D GEN
ERAL

RECO
M

M
EN

DATIO
N

S REGARDIN
G SEASO

N
AL ADJU

STM
EN

TS.
7.

SO
D TO

 BE TALL FESCU
E BLEN

D.
8.

N
O

 SO
D SHALL BE PLAN

TED O
N

 SLO
PES IN

 EXCESS O
F 6:1 GRADIEN

T.
9.

CO
N

TRACTO
R TO

 U
TILIZE STO

CKPILED TO
PSO

IL FRO
M

 GRADIN
G O

PERATIO
N

 AS AVAILABLE.  TILL IN
TO

 TO
P 6" O

F SO
IL.

10.
FO

R GRADES REFER TO
 CIVIL EN

GIN
EERIN

G DRAW
IN

GS.
11.

N
O

 TREES AN
D N

O
 PLAN

TS O
VER 2 FEET TALL SHALL BE IN

STALLED W
ITHIN

 5 FEET O
F AN

Y FIRE HYDRAN
TS.

12.
ALL PLAN

TS TO
 RECEIVE 3 IN

CH DEPTH O
F GO

RILLA HAIR SHREDDED CEDAR W
O

O
D M

U
LCH U

N
LESS O

THERW
ISE SPECIFIED.  FO

LLO
W

 PLAN
TIN

G DETAILS
FO

R M
U

LCH RIN
G DIM

EN
SIO

N
S W

ITHIN
 RO

CK, SO
D, O

R SEED AREAS.
13.

CO
BBLE:  2-3" CRIPPLE CREEK O

RE, AT 3-4" DEPTH, AT ALL IN
TERSECTIO

N
 CO

RN
ERS BETW

EEN
 HAN

DICAP RAM
PS.  IN

STALL GEO
TEXTILE FABRIC U

N
DER ALL

CO
BBLE AREAS.

14.
RO

CK:  3/4" CIM
ARRO

N
 GRAN

ITE, AT 3-4" DEPTH.  IN
STALL GEO

TEXTILE FABRIC U
N

DER ALL RO
CK AREAS.

15.
ALL SHRU

B BEDS TO
 BE EN

CLO
SED BY SO

LID STEEL EDGIN
G, AS A SEPARATO

R FRO
M

 SO
D, SEED, AN

D ALTERN
ATIVE TU

RF.  SEPARATIO
N

 BETW
EEN

 SO
D

AN
D SEED, AN

D BETW
EEN

 ALTERN
ATIVE TU

RF AN
D SEED SHALL BE A M

O
W

ED STRIP, W
ITHO

U
T STEEL EDGIN

G.
16.

SE:  SO
LID STEEL EDGIN

G TO
 BE: “DU

RAEDGE” (1/8” THICK x 4" W
IDE) STEEL LAN

DSCAPE EDGIN
G, DARK GREEN

 CO
LO

R, W
ITH RO

LLED EDGE AN
D STEEL

STAKES.  U
SE SO

LID STEEL EDGIN
G EXCEPT W

HERE N
O

TED O
N

 THE PLAN
S.

17.
PSE:  PERFO

RATED STEEL EDGIN
G TO

 BE:  ACM
E (14 GA. x 4” W

IDE) GALVAN
IZED STEEL EDGIN

G, W
ITH RO

LLED EDGE AN
D GALVAN

IZED STEEL STAKES.
CO

LO
R TO

 BE DARK GREEN
.  U

SE PERFO
RATED STEEL EDGIN

G AT BREEZE GRAVEL TRAILS O
N

LY.  SEE PLAN
 FO

R TRAIL LO
CATIO

N
S.

18.
ALL PLAN

TS N
O

T LABELED AS FU
LFILLIN

G A CO
U

N
TY LAN

DSCAPE REQ
U

IREM
EN

T ARE "EXTRA" PER CO
U

N
TY STAN

DARDS, AN
D W

ILL BE IN
STALLED AT THE

O
W

N
ER'S DISCRETIO

N
.

19.
AN

Y FIELD CHAN
GES O

R DEVIATIO
N

S TO
 THESE PLAN

S W
ITHO

U
T PRIO

R CO
U

N
TY APPRO

VAL O
F AN

 AM
EN

DED SITE DEVELO
PM

EN
T PLAN

 M
AY RESU

LT IN
 A

DELAY O
F FIN

AL APPRO
VAL AN

D ISSU
AN

CE O
F A CERTIFICATE O

F O
CCU

PAN
CY.

20.
THESE PLAN

S ARE FO
R CO

U
N

TY APPRO
VALS O

N
LY m

a AN
D ARE N

O
T TO

 BE U
TILIZED FO

R CO
N

STRU
CTIO

N
.

21.
ALL TREES TO

 BE STAKED FO
R A M

IN
IM

U
M

 O
F 18 M

O
N

THS. REM
O

VE STAKIN
G M

ATERIALS O
N

CE TREE IS ESTABLISHED, W
HICH M

AY DEPEN
D O

N
 TREE

SPECIES, M
ATU

RITY AN
D SITE CO

N
DITIO

N
S.
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A PO
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F LAN
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N
 O

F THE SO
U

THEAST Q
U

ARTER O
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 33,

TO
W

N
SHIP 12 SO

U
TH, RAN

GE 65 W
EST O

F THE 6TH P.M
., EL PASO

 CO
U

N
TY

S
Y

M
B

O
L

Q
TY

B
O

TA
N

IC
A

L / C
O

M
M

O
N

 N
A

M
E

H
E
IG

H
T

W
ID

TH
S

IZ
E

C
O

N
D

C
O

D
E
 R

E
Q

S

D
E
C

ID
U

O
U

S
 TR

E
E
S

10
A
cer grandidentatum

 `S
chm

idt` TM
 / R

ocky M
ountain G

low
 M

aple
30`

30`
1.5" C

al.
B
&

B
7S

2
A
cer platanoides `C

leveland` / C
leveland N

orw
ay M

aple
50`

30`
1.5" C

al.
B
&

B
4S

1
G

leditsia triacanthos inerm
is `N

orthern A
cclaim

` TM
 / N

orthern A
cclaim

 H
oneylocust

50`
40`

1.5" C
al.

B
&

B
4S

A

2
G

ym
nocladus dioica `Espresso` / K

entucky C
offeetree

60`
50`

1.5" C
al.

B
&

B
34A

S

13
Prunus x virginiana `P002S

` TM
 / S

ucker Punch R
ed C

hokecherry
25`

20`
1.5" C

al.
B
&

B
1245678A

D

E
V

E
R

G
R

E
E
N

 TR
E
E
S

4
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 / R
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20`
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T
B
&

B
125678D

2
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' / M
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T
B
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7
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aby B
lue Eyes C
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lue S
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15`
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T
B
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B

4
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30`
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T

B
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B

24
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T
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T
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N
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24
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B
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9
B
erberis thunbergii `C
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4`
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C
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N
T

15
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lue M
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lue M
ist S
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L

C
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N
T
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C
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A
L

C
O

N
T
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C
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elseyi D
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5 G
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C
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T

457S

3
Juniperus virginiana 'G
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C
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T

8
Physocarpus opulifolius `D
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w

arf M
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C
O

N
T
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A
L

C
O

N
T

D
E
C
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U

O
U

S
 S

H
R

U
B

S
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 M
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12`
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5 G
A
L

C
O

N
T

G
R

A
S

S
E
S

193
C
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agrostis x acutiflora `K
arl Foerster` / Feather R

eed G
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5`
2`

1 G
A
L

C
O

N
T

69
C
hasm

anthium
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ea O
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1 G
A
L

C
O

N
T

PLA
N

T S
C
H
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U

LE

N
A
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E
 G

R
A

S
S

3
9

,4
6

6
 sf

U
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ative S
eed M
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R
O

C
K

 M
U
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H

2
1,3

6
8
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C
O

B
B

LE
2
4
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3
 sf
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old O
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S
C

U
E
 S

O
D

18
,8

6
9

 sf

G
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O

U
N

D
 C

O
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CERTAINTEED CORPORATION FENCE,
DECK & RAIL DIVISION
231 SHIP CANAL PARKW

AY
BUFFALO, NY 14218
TOLL FREE:1-800-333-0569
PHONE: (716) 823-3023
FAX: (716) 823-2843
www.certainteed.com

SELECT DESIRED HEIGHT

4'

SELECT DESIRED COLOR

W
HITE

5'6'ALMOND

NATURAL CLAY

31"

84"

48 1/2"
36 1/2"

6"
2"

6"
3"

POST CENTRES
5 x 5 = 97"

4 FT FENCE

30"

107"

72"
60"

6"
2"

6"
3"

POST CENTRES
5 x 5 = 97"

6 FT FENCE

31"

96"

60"
48"

6"
2"

6"
3"

POST CENTRES
5 x 5 = 97"

5 FT FENCE

W
EATHERED BLEND

TIMBER BLEND

CANYON BLEND

FRONTIER BLEND

ARBOR BLEND

ARCTIC BLEND

BRAZILIAN BLEND

SIERRA BLEND

HONEY BLEND

NOTES:
1.   INSTALLATION TO BE COMPLETED IN ACCORDANCE W

ITH MANUFACTURER'S SPECIFICATIONS.
2.   DO NOT SCALE DRAW

ING.
3.   THIS DRAW

ING IS INTENDED FOR USE BY ARCHITECTS, ENGINEERS, CONTRACTORS, CONSULTANTS AND DESIGN PROFESSIONALS
FOR PLANNING PURPOSES ONLY.  THIS DRAW

ING MAY NOT BE USED FOR CONSTRUCTION.
4.   ALL INFORMATION CONTAINED HEREIN W

AS CURRENT AT THE TIME OF DEVELOPMENT BUT MUST BE REVIEW
ED AND APPROVED BY

THE PRODUCT MANUFACTURER TO BE CONSIDERED ACCURATE.
5.   CONTRACTOR'S NOTE: FOR PRODUCT AND COMPANY INFORMATION VISIT www.CADdetails.com/info AND ENTER

REFERENCE NUMBER 035-017C.
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 6"
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 S
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O
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C
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Colorado Springs Airport Advisory Commission Meeting 
To Be Heard September 27, 2023 

Land Use Review Item #11 

EL PASO COUNTY BUCKSLIP NUMBER(S)/FILE NUMBER(S): 

PUDSP232 

RESIDENTIAL PRELIMINARY PLAN 

PARCEL #(S): 

5233302049 

DESCRIPTION: 

Request by N.E.S. Inc. on behalf of Classic SRJ Land, LLC for approval of a Preliminary Plan for 
Sterling Ranch Filing 5. The plan includes a rezone to PUD (Planned Unit Development) for 72 single 
family residential units and right of way road. The site is currently zoned RR-5/CAD-O (Residential 
Rural/Commercial Airport District) and consists of approximately 11.7 acres. The site is located east of 
Black Forest Rd and Research Pkwy. 

 

CONSTRUCTION/ALTERATION OF MORE THAN 
200 FEET ABOVE GROUND LEVEL? 

No 

DISTANCE/DIRECTION FROM COS: 

 9.7 miles north of Rwy 17L 

TOTAL STRUCTURE HEIGHT AT THE 
ESTIMATED HIGHEST POINT: 

35 feet above ground level; 7,063 feet above 
mean sea level 

COMMERCIAL AIRPORT OVERLAY SUBZONES 
PENETRATED: 

None 

ATTACHMENTS: 
 
https://epcdevplanreview.com/Public/ProjectDetails/191947 
  
CLICK ON VIEW PUD DEVELOPMENT PLAN UNDER DOCUMENTS LIST 

; 
 
 

 
 
 
;  
 
 
 
 
 
 
 
 

STAFF RECOMMENDATION/CONDITIONS OF APPROVAL 

Subject to Airport Advisory Commission Action 

Airport staff recommends no objection with the following conditions: 
 
 Avigation Easement:  An avigation easement is requested or provide proof of previous recording 

(book/page or reception number). 
 

 Airport Acknowledgment: Upon accepting residency within Sterling Ranch, all adult residents and 
occupants shall be required to sign a notice in which the tenant acknowledges that Sterling Ranch lies within 
an Airport Overlay Zone and is located less than 10 miles from Colorado Springs Municipal Airport and may, 
at times (24 hours per day), experience noise and other activities and operations associated with aircraft and 
the Airport.     

 
 FAA Form 7460-1: If use of equipment (permanent or temporary) will exceed 200 feet above ground level in 

height at this site, the applicant is to file an airspace evaluation case with the Federal Aviation Administration 
(FAA) and provide the results to the Airport before the commencement of construction activities; FAA’s website  
(https://oeaaa.faa.gov/oeaaa/external/portal.jsp). 
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Colorado Springs Airport Advisory Commission Meeting 
To Be Heard September 27, 2023 

Land Use Review Item #11 
Project location exhibit:  

 
 

  
 
 
 

9.7 miles 
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January 16, 2024 

COLORADO 

Division of Water Resources 

Department of Natural Resources 

Kari Parsons, Project Manager 

El Paso County Development Services Department 

Sent via on line portal at: https: / /epcdevplanreview.com 

Re: Sterling Ranch Filing No. 5 

File #: SF241 and PUDSP232 

Part of the SW¼ of Sec. 33, Twp. 12 South, Rng. 65 West, 6th P.M. 

Water Division 2, Water District 10 

CDWR Assigned Subdivision File No. 31087 - 2nd Letter 

Dear Kari Parsons: 

We have received the above-referenced submittal to divide 11.66 acres known as Tract B of Sterling Ranch 

Filing No. 2 into 72 single-family lots. The proposed source of water supply is service provided by the Falcon 

Area Water and Wastewater Authority (FAWWA). This letter supersedes the comments provided by this office 

on December 11, 2023. 

Water Supply Demand 

The estimated water demand for residential use and irrigation is 24.26 acre-feet/year for all 72 lots. 

Source of Water Supply 

The proposed source of water supply is service provided by the Falcon Area Water and Wastewater Authority 

(FAWWA). According to the letter dated March 31, 2023, the FAWWA is committed to serving the 24.26 acre

feet/year of water required by Filing No. 5. 

According to the Water Resources Report prepared by RESPEC dated August 2023 ("Report") and the 

information provided by John McGinn on September 25, 2023 to this office, the FAWWA has a water supply of 

1,930.03 acre-feet/year based on a 300-year supply consisting of Denver Basin aquifer water adjudicated in 

Water Court case nos. 85CW131 (Shamrock West water), 86CW19, 91CW35, 93CW18/85CW445 (Bar-X Ranch 

water), 08CW113, 17CW3002, 18CW3002, and 20CW3059 and Determination of Water Right nos. 1689-BD, 

1690-BD, and 1691-BD (McCune water). A summary of these water rights is provided in Table 3 of that 

Report. Because FAWWA anticipates serving 3,710 SFEs in 2040 and 7,310 SFEs in 2060, FAWWA may seek 

to connect with other water suppliers and investigate the use of lawn irrigation return flow (LIRF) credits 

and aquifer storage/recharge to increase its supply. Note that our office calculates that 1,929.85 acre

feet/year is available based on a 300-year supply. This discrepancy appears to originate from a difference 

in the quantity of water calculated to be available from case no. 91CW35. The FAWWA should be aware 

that they are limited to the decreed amounts in 91CW35 which are as follows: 3,400 acre-feet from 

the Dawson aquifer, 7,600 acre-feet from the Denver aquifer, 4,900 acre-feet (not the 4,936 acre-feet 

claimed in Table 3) from the Arapahoe aquifer, and 3,600 acre-feet (not the 3,623 acre-feet claimed 

in Table 3) from the Laramie-Fox Hills aquifer. 

1313 Sherman Street, Room 821, Denver, CO 80203 P 303.866.3581 wvVW.colorado.gov/water 

Jared S. Polis, Governor I Dan Gibbs, Executive Director I Kevin G. Rein, State Engineer /Director 
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El Paso County Page 2 of 3

Sterling Ranch Filing No. 5
January 16, 2024

There are 970. 5 acre- feet/ year of uncommitted supply available to the FAWWA based on our estimate of
1, 929. 85 acre- feet/ year of supply and 959. 35 acre- feet/ year of commitments,  including this filing.
Therefore, there appears to be more than sufficient legal supply to supply this development on a 300-year
basis.

The proposed source of water for this subdivision is bedrock aquifers in the Denver Basin.  The State

Engineer' s Office does not have evidence regarding the length of time for which this source will be a
physically and economically viable source of water.  The Denver Basin water rights adjudications have been

decreed by the State of Colorado, Water Division 1 District Court, Water Division 2 District Court, and the
Colorado Groundwater Commission.  According to 37- 90- 137( 4)( b)( I), C. R. S., " Permits issued pursuant to
this subsection ( 4) shall allow withdrawals on the basis of an aquifer life of one hundred years."  Based on

this allocation approach, the annual amounts of water decreed are equal to one percent of the total
amount, as determined by rules 8. A and 8. B of the Statewide Nontributary Ground Water Rules, 2 CCR 402-
7.  Additionally, according to 37- 90- 107( 7)( a), C. R. S., " Permits issued pursuant to this subsection ( 7) shall
allow withdrawals on the basis of an aquifer life of 100 years."  Based on this allocation approach, the

annual amounts of water allocated in the determinations are equal to one percent of the total amount, as
determined by rule 5. 3. 2. 1 of the Designated Basin Rules, 2 CCR 410- 1.  Therefore, the water may be

withdrawn in those annual amounts shown on attached Table 1 for a maximum of 100 years.

The El Paso County Land Development Code, Section 8. 4. 7.( B)( 7)( b) states:

7) Finding of Sufficient Quantity

b) Required Water Supply. The water supply shall be of sufficient quantity to meet the

average annual demand of the proposed subdivision for a period of 300 years."

The State Engineer' s Office does not have evidence regarding the length of time for which this source will
meet the average annual demand of the proposed subdivision."  However, treating El Paso County' s

requirement as an allocation approach based on 300 years,  the allowed average annual amount of

withdrawal would be reduced to one third of that amount which is greater than the annual demand of
FAWWA' s commitments.  As a result, the water may be withdrawn in those annual amounts for 300 years.

A review of our records shows well permit no. 86007 may be located on the subject property.  This well

was decreed as the West Well in case no. W- 1309 and permitted with permit no. 86007 for livestock use
with an appropriation date of December 31, 1953, and 0. 022 cfs ( 10 gallons per minute).  The well depth is

unknown. Section 37- 92- 602( 3)( b)( III), C. R. S. requires that the cumulative effect of all wells in a subdivision

be considered when evaluating material injury to decreed water rights.   According to the letters dated

January 5, 2024, the FAWWA is not able to locate this well.  The FAWWA has filed an abandonment report

and downgrade request with this office to abandon the well and its associated water right.

Additional Comments

The application materials indicate that a stormwater detention structure will be constructed as a part of
this project.  The Applicant should be aware that unless the structure can meet the requirements of a

storm water detention and infiltration facility" as defined in section 37- 92- 602( 8), C. R. S., the structure

may be subject to administration by this office.   The Applicant should review DWR' s Administrative
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El Paso County Page 3 of 3

Sterling Ranch Filing No. 5
January 16, 2024

Statement Regarding the Management of Storm Water Detention Facilities and Post- Wildland Fire Facilities

in Colorado, attached, to ensure that the notification, construction and operation of the proposed structure
meets statutory and administrative requirements.  The Applicant is encouraged to use Colorado Stormwater
Detention and Infiltration Facility Notification Portal to meet the notification requirements, located at
https:// maperture. digitaldataservices. com/ vh/? viewer=cswdif.

State Engineer' s Office Opinion

Based upon the above and pursuant to section 30- 28- 136( 1)( h)( I) and section 30- 28- 136( 1)( h)( II), C. R. S., it

is our opinion that the proposed water supply is adequate and can be provided without causing injury to
decreed water rights.

Our opinion that the water supply is adequate is based on our determination that the amount of water
required annually to serve the subdivision is currently physically available, based on current estimated
aquifer conditions.

Our opinion that the water supply can be provided without causing injury is based on our determination
that the amount of water that is legally available on an annual basis, according to the statutory allocation
approach, for the proposed uses is greater than the annual amount of water required to supply existing
water commitments and the demands of the proposed subdivision.

Our opinion is qualified by the following:

The Division 1 Water Court, Division 2 Water Court, and Ground Water Commission have retained jurisdiction

over the final amount of water available pursuant to the above- referenced water rights, pending actual

geophysical data from the aquifer.

The amounts of water in the Denver Basin aquifers as identified in this letter are calculated based on

estimated current aquifer conditions.   The source of water is from non- renewable aquifers, the

allocations of which are based on a 100-year aquifer life.   The county should be aware that the
economic life of a water supply based on wells in a given Denver Basin aquifer may be less than the
100 years ( or 300 years) used for allocation due to anticipated water level declines.  We recommend

that the county determine whether it is appropriate to require development of renewable water
resources for this subdivision to provide for a long-term water supply.

Please contact enli. Dickinson@state. co. us or ( 303) 866- 3581 x8206 with any questions.

Sincerely,

loana Comaniciu, P. E.

Water Resource Engineer

Attachments:    Administrative Statement Regarding the Management of Storm Water Detention Facilities and Post-
Wildland Fire Facilities in Colorado

Ec: Permit no. 86007 file
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County Attorney 

 

 

Kenneth R. Hodges, County Attorney 
719-520-6485 

Centennial Hall 
200 S. Cascade, Suite 150 

Colorado Springs, CO 80903 
www.ElPasoCo.com 

 

  

Board of County Commissioners 
Holly Williams, District 1  
Carrie Geitner, District 2  
Stan VanderWerf, District 3   
Longinos Gonzalez, Jr., District 4  
Cami Bremer, District 5 

 
 

ASSISTANT COUNTY ATTORNEYS 
NATHAN J. WHITNEY          STEVEN A. KLAFFKY LORI L. SEAGO           BRYAN E. SCHMID MERI GERINGER 

CHRISTOPHER M. STRIDER TERRY A. SAMPLE             DOREY L. SPOTTS          STEVEN W. MARTYN  
 

     January 19, 2024 
  
PUDSP-23-2 Sterling Ranch Filing No. 5 
 Preliminary Plan 
 
Reviewed by: Lori Seago, Senior Assistant County Attorney 
 April Willie, Paralegal 
 

WATER SUPPLY REVIEW AND RECOMMENDATIONS 
 

Project Description 
 

1.  This is a proposal by Classic SJF Land LLC (“Applicant”), to rezone and subdivide 
an approximately 11.66 +/- acre tract of land into 72 single-family lots. The property is currently 
zoned RR-5 (Residential Rural). 
 
Estimated Water Demand 

 
2.   Pursuant to the Water Supply Information Summary (“WSIS”), the Applicant 

estimated its annual water needs to serve this subdivision at 24.59 acre-feet/year. The Applicant 
estimates household indoor use at 22.26 annual acre-feet for 72 lots based on an average 
demand of 0.309 annual acre-feet per lot,1 plus irrigation of 0.93 acres for a demand of 2.33 
annual acre-feet, for a total water demand of 24.59 acre-feet/year for Sterling Ranch Filing No. 
5.  Based on these figures, the Applicant must provide a supply of 7,377 acre-feet of water (24.59 
acre-feet/year x 300 years) to meet the County’s 300-year water supply requirement for the 
subdivision.   

 
Proposed Water Supply  

3. The Applicant has provided for the source of water to derive from the Falcon Area 
Water and Wastewater Authority (“FAWWA” or “Authority”). The Authority was recently created 
to serve Sterling Ranch and The Retreat at TimberRidge, previously served by Sterling Ranch 

 
1 The Water Resources Report breaks this calculation down further to estimate 0.265 annual acre-feet per lot for 12 smaller 
lots and 0.318 annual acre-feet per lot for 60 lots.  
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Metropolitan District. The Water Resources Report (“Report”) indicates the Authority’s water 
supply is sourced from on-site non-tributary water rights, including water from Denver, Arapahoe 
and Laramie-Fox Hills aquifer wells. The Report indicates that the current developed physical 
supply is 1930.16 annual acre-feet/300 years. The total water commitment is currently at 900.76 
annual acre-feet/300 years as of August 2023. There is thus a net excess of currently available 
water of 1029.40 AF/300 years.   
 

4. The Falcon Area Water & Wastewater Authority provided a letter of commitment 
for Sterling Ranch East Filing No. 5 dated March 31, 2023, in which the Authority committed to 
providing water service for the 72 lots plus irrigation, for an annual water requirement of 24.26 
acre-feet/year. 

 
State Engineer’s Office Opinion 

 
5. In a letter dated January 16, 2024, the State Engineer’s Office reviewed the 

application to subdivide the 11.66 +/- acres into 72 single-family lots.  The State Engineer stated 
that “[t]he proposed source of water supply is service provided by the Falcon Area Water and 
Wastewater Authority (FAWWA).”  Further, the State Engineer stated that “. . . pursuant to 
section 30-28-136(1)(h)(I) and section 30-28-136(1)(h)(II), C.R.S., it is our opinion that the 
proposed water supply is adequate and can be provided without causing injury to decreed water 
rights.” The Engineer further advised that their opinion that the water can be provided without 
injury is based on the determination that the amount of water that is legally available on an 
annual basis, according to the statutory allocation approach is greater than the annual amount 
of water required to supply existing water commitments and the estimated demands of the 
proposed subdivision.2 
 
Recommended Findings 

 
6.  Quantity and Dependability. Applicant’s water demand for Sterling Ranch Filing 

No. 5 is 24.59 acre-feet per year for a total demand of 7,377 acre-feet for the subdivision for 300 
years, to be supplied by FAWWA. Based on the Authority’s available water supply of 
approximately 1029.40 annual acre-feet, the County Attorney’s Office recommends a 
finding of sufficient water quantity and dependability for Sterling Ranch Filing No. 5. 

 
7.   Quality. The water quality requirements of Section 8.4.7.B.10 of the Code must 

be satisfied.  Section 8.4.7.B.10.g. of the Code allows for the presumption of acceptable water 
quality for projects such as this where water is supplied by an existing Community Water Supply 
operating in conformance with Colorado Primary Drinking Water Regulations unless there is 
evidence to the contrary.  

 
 8. Basis. The County Attorney’s Office reviewed the following documents in preparing 
this review: the Water Supply Information Summary, the Water Resources Report dated April 

 
2 The State Engineer’s Office states that its records reflect that FAWWA has 1,929.85 acre-feet/year of total supply and 
959.35 acre-feet/year of existing commitments, resulting in 970.5 acre-feet/year of uncommitted supply. 
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2023, the Falcon Area Water & Wastewater Authority letter dated March 31, 2023, and the State 
Engineer Office’s Opinion dated January 16, 2024. The recommendations herein are based on 
the information contained in such documents and on compliance with the requirements set forth 
below. Should the information relied upon be found to be incorrect, or should the below 
requirements not be met, the County Attorney’s Office reserves the right to amend or 
withdraw its recommendations.   
 
 
REQUIREMENTS: 
 

A. Applicant and all future owners of lots within this filing shall be advised of, and 
comply with, the conditions, rules, regulations, limitations, and specifications set 
by the District.   
 

 
cc: Kari Parsons, Project Manager, Senior Planner 
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RESOLUTION NO. 24-____ 
 

BOARD OF COUNTY COMMISSIONERS 

COUNTY OF EL PASO, STATE OF COLORADO 
 

APPROVAL OF PLANNED UNIT DEVELOPMENT/PRELIMINARY PLAN 

STERLING RANCH FILING NO. 5 PUD PRELIMINARY PLAN (PUDSP232) 
 

WHEREAS, Classic SRJ Land, LLC did file an application with the El Paso County Planning and 

Community Development Department for an amendment to the El Paso County Zoning Map to 

rezone property located within the unincorporated area of the County and more particularly 

described in Exhibit A, which is attached hereto and incorporated by reference, from the RR-5 

(Residential Rural) zoning district to the PUD (Planned Unit Development) zoning district in 

conformance with the supporting PUD Development Plan; and  
 

WHEREAS, in accordance with Section 4.2.6.E of the El Paso County Land Development Code (as 

amended) (hereinafter “Code”), the applicants are also requesting the PUD Development Plan be 

approved as a Preliminary Plan with a finding of water sufficiency for water quality, dependability, 

and quantity; and   
 

WHEREAS, a public hearing was held by the El Paso County Planning Commission on February 1, 

2024, upon which date the Planning Commission did by formal resolution recommend approval of 

the subject Planned Unit Development and Preliminary Plan; and 
 

WHEREAS, a public hearing was held by this Board on February 22, 2024; and 

 

WHEREAS, based upon the evidence presented, including testimony, exhibits, consideration of the 

master plan for the unincorporated area of the County, presentation and comments of the El Paso 

County Planning and Community Development Department and other County representatives, 

comments of public officials and agencies, comments from all interested persons, comments by the 

general public, comments by the El Paso County Planning Commission Members, and comments by 

the Board of County Commissioners during the hearing, this Board finds as follows:   

 

1. The application was properly submitted for consideration by the Board of County 

Commissioners.  
 

2. Proper posting, publication, and public notice were provided as required by law for the hearings 

before the Planning Commission and Board of County Commissioners of El Paso County. 
 

3. The hearings before the Planning Commission and Board of County Commissioners were 

extensive and complete, all pertinent facts, matters and issues were submitted and reviewed, 

and all interested persons were heard at those hearings. 
 

4. The proposed PUD District zoning advances the stated purposes set forth in Chapter 4, Section 

4.2.6, of the Code. 
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5. The application is in general conformity with the El Paso County Master Plan. 

 

6. The proposed development is in compliance with the requirements of this Code and all 

applicable statutory provisions and will not otherwise be detrimental to the health, safety, or 

welfare of the present or future inhabitants of El Paso County. 

 

7. The subject property is suitable for the intended uses and the use is compatible with both the 

existing and allowed land uses on the neighboring properties, will be in harmony and 

responsive with the character of the surrounding area and natural environment, and will not 

have a negative impact upon the existing and future development of the surrounding area. 

 

8. The proposed development provides adequate consideration for any potentially detrimental 

use to use relationships (e.g., commercial use adjacent to single family use) and provides an 

appropriate transition or buffering between uses of differing intensities both on-site and off-

site which may include innovative treatments of use-to-use relationships. 

 

9. The allowed uses, bulk requirements and landscaping and buffering are appropriate to and 

compatible with the type of development, the surrounding neighborhood or area and the 

community. 

 

10. Areas with unique or significant historical, cultural, recreational, aesthetic or natural features 

are preserved and incorporated into the design of the project. 

 

11. Open spaces and trails are integrated into the development plan to serve as amenities to 

residents and provide reasonable walking and biking opportunities. 

 

12. The proposed development will not overburden the capacities of existing or planned roads, 

utilities and other public facilities (e.g., fire protection, police protection, emergency services, 

and water and sanitation), and the required public services and facilities will be provided to 

support the development when needed. 

 

13. The proposed development would be a benefit through the provision of interconnected open 

space, conservation of environmental features, aesthetic features and harmonious design, and 

energy efficient site design. 

 

14. The proposed land use does not permit the use of any area containing a commercial mineral 

deposit in a manner which would unreasonably interfere with the present or future extraction 

of such deposit unless acknowledged by the mineral rights owner. 

 

15. Any proposed exception or deviation from the requirements if the zoning resolution or the 

subdivision regulation is warranted by virtue of the design and amenities incorporated in the 

development plan and development guide. 

 

16. The owner has authorized the application. 
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17.  The proposed subdivision is in general conformance with the goals, objectives, and policies of 

the El Paso County Master Plan. 

 

18. The subdivision is consistent with the purposes of the Code.  

 

19. The subdivision is in conformance with the subdivision design standards and any approved 

sketch plan.  

 

20. A sufficient water supply has been acquired in terms of quantity, quality, and dependability 

for the type of subdivision proposed, as determined in accordance with the standards set 

forth in the water supply standards [C.R.S. § 30-28-133(6)(a)] and the requirements of Chapter 

8 of the Code. 

 

21. A public sewage disposal system has been established and, if other methods of sewage 

disposal are proposed, the system complies with state and local laws and regulations, [C.R.S. § 

30-28-133(6)(b)] and the requirements of Chapter 8 of the Code. 

 

22. All areas of the proposed subdivision, which may involve soil or topographical conditions 

presenting hazards or requiring special precautions, have been identified and the proposed 

subdivision is compatible with such conditions. [C.R.S. § 30-28-133(6)(c)]. 

 

23. Adequate drainage improvements complying with State law [C.R.S. § 30-28-133(3)(c)(VIII)] and 

the requirements of the Code and the El Paso County Engineering Criteria Manual (hereinafter 

“ECM”) are provided by the design. 

 

24. The location and design of the public improvements proposed in connection with the 

subdivision are adequate to serve the needs and mitigate the effects of the development. 

 

25. Legal and physical access is or will be provided to all parcels by public rights-of-way or recorded 

easement, acceptable to the County in compliance with the Code and the ECM. 

 

26. The proposed subdivision has established an adequate level of compatibility by (1) 

incorporating natural physical features into the design and providing sufficient open spaces 

considering the type and intensity of the subdivision; (2) incorporating site planning techniques 

to foster the implementation of the County’s plans, and encourage a land use pattern to support 

a balanced transportation system, including auto, bike and pedestrian traffic, public or mass 

transit if appropriate, and the cost effective delivery of other services consistent with adopted 

plans, policies and regulations of the County; (3) incorporating physical design features in the 

subdivision to provide a transition between the subdivision and adjacent land uses; (4) 

incorporating identified environmentally sensitive areas, including but not limited to, wetlands 

and wildlife corridors, into the design; and (5) incorporating public facilities or infrastructure, or 

provisions therefore, reasonably related to the proposed subdivision so the proposed 

subdivision will not negatively impact the levels of service of County services and facilities. 
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27. Necessary services, including police and protection, recreation, utilities, open space and 

transportation system, are or will be available to serve the proposed subdivision. 

 

28. The subdivision provides evidence to show that the proposed methods for fire protection 

comply with Chapter 6 of the Code. 

 

29. The proposed subdivision meets other applicable sections of Chapter 6 and 8 of the Code. 

 

30. For the above-stated and other reasons, the proposed zoning is in the best interest of the health, 

safety, morals, convenience, order, prosperity and welfare of the citizens of El Paso County. 

 

WHEREAS, a sufficient water supply has been acquired in terms of quantity, quality, and 

dependability for the type of subdivision proposed, as determined in accordance with the 

standards set forth in the water supply standards [C.R.S. § 30-28-133(6)(a)] and the requirements 

of Chapter 8 of the Land Development Code. 

 

NOW, THEREFORE, BE IT RESOLVED the El Paso County Board of County Commissioners hereby 

approves the application to amend the El Paso County Zoning Map to rezone property located in 

the unincorporated area of El Paso County from the RR-5 (Residential Rural) zoning district to the 

PUD (Planned Unit Development) zoning district in conformance with the supporting PUD 

Development Plan. 

 

BE IT FURTHER RESOLVED that in accordance with Section 4.2.6.E of the El Paso County Land 

Development Code (as amended), the Board of County Commissioners hereby approves the 

Sterling Ranch Filing No. 5 PUD Development Plan as a Preliminary Plan. 

 

BE IT FURTHER RESOLVED the following conditions and notations shall be placed upon this approval: 

 

CONDITIONS 

1. Development of the property shall be in accordance with this PUD Development Plan.  Minor 

changes in the PUD Development Plan, including a reduction in residential density, may be 

approved administratively by the Director of the Planning and Community Development 

Department consistent with the Land Development Code.  Any substantial change will require 

the submittal of a formal PUD Development Plan amendment application. 

 

2. Approved land uses are those defined in the PUD Development Plan and development guide. 

 

3. All owners of record must sign the PUD Development Plan. 

 

4. The PUD Development Plan and Development Guide shall be recorded in the office of the El 

Paso County Clerk & Recorder prior to any Final Plat approvals. 
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5. Developer shall comply with federal and state laws, regulations, ordinances, review and permit 

requirements, and other agency requirements, if any, of applicable agencies including, but not 

limited to, the Colorado Division of Wildlife, Colorado Department of Transportation, U.S. Army 

Corps of Engineers and the U.S. Fish and Wildlife Service regarding the Endangered Species 

Act, particularly as it relates to the Preble's Meadow Jumping Mouse as a listed species. 

 

6. The Subdivider(s) agrees on behalf of him/herself and any developer or builder successors and 

assigns that Subdivider and/or said successors and assigns shall be required to pay traffic 

impact fees in accordance with the Countywide Transportation Improvement Fee Resolution 

(Resolution 19-471, as amended), at or prior to the time of building permit submittals.  The fee 

obligation, if not paid at Final Plat recording, shall be documented on all sales documents and 

on plat notes to ensure that a title search would find the fee obligation before sale of the 

property. 

 

7. Applicant shall comply with all requirements contained in the Water Supply Review and 

Recommendations, as provided by the County Attorney’s Office.  

 

8. Applicable park, drainage, bridge, and traffic fees shall be paid to El Paso County Planning and 

Community Development at the time of Final Plat(s) recordation. 

 

NOTATIONS 

1. Subsequent Final Plat filings may be approved administratively by the Planning and 

Community Development Director.  

 

2. Approval of the Preliminary Plan will expire after twenty-four (24) months unless a Final Plat 

has been approved and recorded or a time extension has been granted. 

 

AND BE IT FURTHER RESOLVED the record and recommendations of the El Paso County Planning 

Commission be adopted, except as modified herein. 

 

DONE THIS 22nd day of February 2024 at Colorado Springs, Colorado. 

 

BOARD OF COUNTY COMMISSIONERS 

OF EL PASO COUNTY, COLORADO 

ATTEST: 

By: ______________________________ 

Chair 

By: ____________________ 

      County Clerk & Recorder 
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EXHIBIT A 

 

LEGAL DESCRIPTION:  

 

 

“TRACT B, BRANDING IRON AT STERLING RANCH FILING NO. 2 RECORDED UNDER RECEPTION NO. 

220714654 IN THE RECORDS OF THE EL PASO COUNTY CLERK AND RECORDER” 


